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Northern Beaches Council 
Affordable Housing Tenancy Guidelines 

 

1. Management of Affordable Housing 
 
1.1 Objectives 

The objective of Council’s Affordable Tenancy Guidelines is to outline the requirements for the 
allocation and management of tenancies for properties within the Northern Beaches Council 
Affordable Housing Portfolio. It also sets out criteria for eligibility, rent, management of waiting lists 
and asset management. 

It is intended the full cost of the program, including day-to-day property and cyclical maintenance, 
tenancy management, administration fees and major upgrading works is fully covered by rent 
revenue collected by the Housing Manager (Council or its nominated agent) 

1.2 Tenant Eligibility Criteria 

A successful applicant will need to satisfy the following criteria: 

 must be permanently employed and earning a gross weekly household income not 
exceeding the median household income for the Sydney Statistical Division as established 
by the Australian Bureau of Statistics and advised by the Council from time to time or in 
keeping with income eligibility limits determined by the NSW Affordable Housing Guidelines 
(SEPP). 

 has a local connection (e.g. is an employee in the Northern Beaches local government area 
or has family living in the area); 

 does not own assets or property which could reasonably be used to solve their housing 
needs; 

 is an Australian citizen or permanent resident; 

 must be over the age of 18 years; 

 must not already be living in subsidised housing (Housing NSW or Community Housing 
managed accommodation); and 

 is not a former tenant of Council’s Affordable Housing. 

1.3 Assessment of tenants and allocation of homes 

The Housing Manager (Council or its nominated agent) engaged to manage the dwellings will 
advertise for tenants through relevant electronic media and other relevant avenues of 
communication locally.  Advertisements will clearly stipulate eligibility criteria. Applicants who fulfil 
the eligibility criteria can lodge an application.   

Because demand exceeds supply, dwellings will be offered to applicants having the greatest 
evidenced need for rental accommodation (relative to other applicants). The Housing Manager will 
make allocation decisions after an assessment and interview process.  
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The Housing Manager, who has the experience and expertise to make the decisions, will also take 
into account other factors such as appropriate match of properties suited to tenants’ needs, 
previous acceptable tenant history, proof of income level (percentage of weekly household income 
spent on rent) and other housing considerations.   

In addition to submitting an application form, short listed applicants will be required to attend an 
interview with the Housing Manager as part of the assessment process. 

If necessary, a ballot will be drawn from a short list of applicants. 

In accordance with the provisions of the NSW Residential Tenancies Act 2010, a standard 
residential tenancy lease will be entered into between the Housing Manager and the tenant. 

The standard residential tenancy lease will be renewed on a twelve monthly basis.  This gives the 
Housing Manager the opportunity to ensure that tenants continue to meet Council’s affordable 
housing eligibility criteria. 

A five (5) year maximum assistance period will apply, providing households with a greater level of 
housing certainty, as well as an opportunity to enhance their capacity to enter the private rental 
market or home ownership by the end of that period. 

1.4 Setting of Rents 

The rent charged for Councils’ affordable dwellings shall calculated in accordance with the 
following: 

(a) Rent calculated in accordance with clause 6(1) (a) of the State Environmental Planning 
Policy (Affordable Rental Housing) 2009. Under clause 6(1) (a), the maximum rent is 30% of 
120% of the median household income for the Sydney Statistical Division (SSD) according to 
the Australian Bureau of Statistics. The median gross weekly household income reported in 
the 2016 Census of Population and Housing is $1,750. Therefore the maximum allowable 
rent at that date would have been $630 per week, OR 

(b) Rent calculated in accordance with clause 6(1) (b) of the State Environmental Planning 
Policy (Affordable Rental Housing) 2009. Under clause 6(1) (b), the maximum rent is that 
under the National Rental Affordability Scheme (NRAS). Guidelines are published by the 
Federal Government with regard to eligible target groups and rents that may be charged.  
Rents are set by reference to market rents (The NSW Government Rent and Sales Report, 
published quarterly, is used to establish the median weekly market rent in the Northern 
Beaches for a comparable property), and must be at least 20% below the prevailing market 
rate. Income eligibility limits are set for households, depending on their composition.   

Unless otherwise determined between Council and its nominated agent (Housing Manager), the 
following will apply: 

 a bond equivalent to four (4) weeks rent shall be payable by the tenant upon lease 
commencement; 

 rent payment is required fortnightly in advance; 

 a tenant who falls into arrear with their rent payments will be given a reminder and provided 
with an opportunity to negotiate a program of repayments at one week in arrears. Legal 
action will commence if these provisions have not resulted in an agreement at two weeks in 
arrears; 

 Council or its agent will conduct an inspection of the dwelling annually; and 

 rent adjustments and all other leasing arrangements between the Housing Manager and 
Tenants will be undertaken in accordance with the NSW Residential Tenancies Act 2010. 
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1.5 Waiting List for Council’s Affordable Housing 

Applicants previously assessed as being eligible for affordable housing but not offered rental 
accommodation under this Program will be placed on the Waiting List.  When a dwelling becomes 
vacant for letting within 12 months from the date of their application, they will be contacted again.  
If they meet the eligibility criteria, and are still interested in pursuing a vacancy, their application will 
be reassessed and considered on the same footing with fresh applications received.  Tenants who 
have previously been housed under the Program will not be eligible for re-application. 

1.6 How Council will manage the Affordable Housing 

Council resolved at its meeting on 28 August 2018, that following Council obtaining appropriate 
Affordable Housing stock, an open Request for Tender be issued for the provision of Affordable 
Housing Services on the Northern Beaches. Council will engage a registered Community Housing 
Provider (CHP) with relevant experience and expertise. 

The CHP appointed by Council to manage its affordable housing stock will be paid a management 
fee negotiated as part of the selection process.  Income generated from the rental properties is 
intended to cover the cost of maintaining the properties together with the program’s administration. 

1.7 Residential Property Management Agreement 

Council, as property owner, will enter into a contract with the successful CHP for an initial five-year 
period to manage its affordable housing via a Residential Property Management Agreement.  The 
Residential Property Management Agreement will set out the rights and responsibilities of both 
parties. It provides for both tenant management and property management procedures, and any 
other requirements a housing manager is required to implement as part of Council’s Program, such 
as rent setting details, tenant selection and dwelling allocation procedures. 

It also sets out entitlements for costs and management fees, financial reporting requirements and 
allocation of funds, performance review processes, dispute resolution and other such detailed 
contractual matters.  

It is envisaged that a comprehensive review of the Affordable Housing Portfolio will occur at least 
every three years, including the financial viability in general and the performance of the CHP. 

1.8 Asset Management 

The affordable housing dwellings owned by Council will be classified as ‘operational’ under the 
Local Government Act 1993 for the purposes of allowing Council to conduct ongoing consolidation 
of its affordable housing stock. 

The affordable housing portfolio will be reviewed every 3 years to determine whether dwellings 
should be disposed of and replaced or retained and further funds provided for their maintenance or 
renewal.  

The three-year review term will consider:  

 Timeframes for asset renewals such as painting and replacing floor coverings; 

 Tenancy terms; 

 Changes in market trends and values. 

Consideration will also be given to the results of the program to date and the type and size of 
dwelling considered most suitable to deliver the objectives of the program. 
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Towards the end of the three-year leasing period, or when a unit becomes vacant, Council will 
undertake a condition assessment and make any necessary internal repairs, prior to reletting. 

This strategy aims to minimise Council's ongoing maintenance and renewal obligations and costs 
as the dwellings age. 
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Introduction 
 
This Planning Proposal has been prepared following Council Resolution dated 28 May 2019 to 
rezone certain land located within and surrounded by the Manly Warringah War Memorial State 
Park from R2 (Low Density Residential) to RE1 (Public Recreation) and SP2 (Infrastructure) and 
to omit residential development standards and controls that would no longer be relevant to the 
proposed zones.  
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Acronyms  
 
The following acronyms have been used throughout this report: 
 
Council Northern Beaches Council 

DPI The NSW Department of Planning and Industry 

EP&A Act  Environmental Planning and Assessment Act, 1979 

LGA  Local Government Area 

NBLPP Northern Beaches Local Planning Panel 

NSW  New South Wales 

RE1 RE1 (Public Recreation) Zone under WLEP2011 

R2 R2 (Low Density Residential) Zone under WLEP2011 

Section 9.1 
Directions  

Section 9.1 Directions by the Minister under the EP&A Act, 1979 
(formerly Section 117 Directions) 

SEPP  State Environmental Planning Policy 

SP2 SP2 (Infrastructure) Zone under WLEP2011 

POM Manly Warringah War Memorial Park Plan of Management, 2014 

State Park Manly Warringah War Memorial State Park (State Park) 

RMS Roads and Maritime Services NSW 

The Update Beaches Link Project Update, RMS, August 2018  

The Minister  NSW Minister for the Department of Planning and Industry 

WLEP1985 Warringah Local Environmental Plan 1985 

WLEP2000 Warringah Local Environmental Plan 2000 

WLEP2011 Warringah Local Environmental Plan 2011 

Table 1 Acronyms Used  
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Site Context and Location 

1.1 Location 

 
The six (6) lots are located in proximity to the south-west boundary of the Manly Warringah War 
Memorial State Park (State Park) and are bounded by the Wakehurst Parkway and Garigal 
National Park to the west, the State Park including the Wakehurst Golf Club and Manly Dam to 
the north and east and the Seaforth Bowling Club and low density residential to the South. 
 

 
Map 1 Location of the Subject Land 
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1.2 Description of the Six (6) Lots and Surrounding Land 

 
A brief description of the subject lots is provided below and discussed in more detail under 
relevant sections of this Planning Proposal.  
 
All of the six (6) lots: 

 Contain or are likely to contain important core habitat for local native species including 
many threatened species and their habitat.  

 Contain bushland that protects the water quality of the Manly Dam Catchment and 
contributes to the environmental, cultural and aesthetic values of the adjoining State Park 

 Function as an important wildlife corridor, connecting Manly Dam to Garigal National Park 
and as one of only two north-south links within the Manly Dam Reserve 

 Are identified as Aboriginal Potential Area 1 and within 100 metres of an Aboriginal site 

 Are Bush Fire Prone Land 

 Are Land Slip Risk Map-Area A under WLEP2011  

 Are currently zoned R2 (Low Density Residential) under WLEP2011 
 
The three (3) northern Crown Land lots more specifically: 

 Have a total area of approximately 8.67ha 

 Are located within the State Park  

 Are managed by the Manly Warringah War Memorial Park Plan of Management, 2014 
(POM)  

 Are located within the Manly Dam and Surrounds Heritage Conservation Area under 
WLEP2011 

 Are important for their recreational values, forming part of the Manly Dam Mountain Bike 
Track loop and the Wakehurst Golf Course  

 Contain landfill under the eastern flat areas of the Wakehurst Golf Course 
  

The two (2) southern Sydney Water lots (Lot 1 DP 710023 and Lot 1 DP 835123) more 
specifically: 

 Have a total area of approximately 4132sqm and 12347.6sqm respectively. 

 Are surrounded by the State Park, Manly Dam and Surrounds Heritage Conservation Area 
and the POM. 

 Lot 1 DP 835123 (Water Tower – Reservoir) - Contains Bantry Bay Reservoir and Bantry 
Bay Pumping Station that are listed as locally significant heritage items under WLEP2011.  

 Lot 1 DP 835123 (Water Tower – Reservoir) provides public infrastructure - ‘Water Supply 
System’ as defined under WLEP2011 

 Are identified as a potential temporary construction site (Option 2) for the Beaches Link 
Tunnel Project   

 
The small southern Crown Land lot (Lot 1 DP 1200869) more specifically: 

 Has a total area of approximately 82sqm 

 Is bounded by heritage listed Sydney Water Tower to the north, State Park to the east and 
west and Kirkwood Road to the west. 

 Is located within the Manly Dam and Surrounds Heritage Conservation Area under 
WLEP2011 
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1.3 Historic Zoning of the Lots 

 
The historic zoning of the lots is outlined as follows: 
 
Warringah Local Environmental Plan 1985 (WLEP1985) 
 
Under WLEP1985: 

 The three northern Crown Land Lots and Sydney Water Lot 1 DP 710023 (bushland site) 
were zoned as County Open Space similar to other Crown Land around the boundaries of 
the Catchment that have since been incorporated into the State Park. 

 Sydney Water Lot 1 DP 835123 (Water Tower - Reservoir) and the small southern Crown 
Land Lot 1 DP 1200869 were zoned Special Uses  

 
Warringah Local Environmental Plan 2000 (WLEP2000): 
 
Under WLEP2000: 

 All of the subject lots were located within the G3 Manly Lagoon Suburbs Locality under 
WLEP2000. The G3 Desired Future Character Statement states that “Substantial regional 
parklands and bushland will remain significant elements of the locality”. 

 Crown land identified as County Open Space in WLEP1985 within the Manly Dam 
Catchment was identified on  the Public Open Space Map in WLEP2000, with the 
exception of the four Crown Land lots.  

 The four Crown Land lots were managed generally under the G3 Manly Lagoon Suburbs 
Locality of WLEP2000 and were also included within the Manly Dam Heritage 
Conservation Area under WLEP2000. The exclusion of the Crown Land lots from being 
identified on the Public Open Space Map appears to be an anomaly. 

 WLEP2000 did not identify special uses (Infrastructure) sites.  
 

Warringah Local Environmental Plan 2011 (WLEP2011): 
 
Under WLEP2011: 

 When preparing WLEP2011, Council was required to translate the existing provisions of 
WLEP2000 to the State Government’s new Standard Instrument LEP format.  

 The subject lots were all located in the G3 Manly Lagoon Suburbs Locality under 
WLEP2000 and were deemed to be residential land. Under WLEP2000, none of these 
parcels were zoned Public Open Space, Open Space Reservation or Special Use 
(Infrastructure). Accordingly, in making WLEP2011, all of these lots were zoned R2 Low 
Density Residential.  

 Similar to WLEP2000, the four Crown Land Lots were included within the Manly Dam 
Conservation Area under WLEP2011. The Sydney Water Lot 1 DP 835123 (Water Tower 
- Reservoir) was also identified as a local heritage item under WLEP2011. 

 
Consideration: 
It is recommended that the former WLEP1985 zoning of the subject land as County Open 
Space and Special Uses be acknowledged and the heritage significance, environmental, 
recreational and public infrastructure values of the State Park protected by: 

 Rezoning the four Crown Land lots and surplus Sydney Water bushland lot (Lot 1 DP 
710023) to RE1 (Public Recreation) consistent with the values of the State Park.  

 Rezoning the Sydney Water Lot 1 DP 835123 (Water Tower (reservoir)) to SP2 
(Infrastructure) consistent with its utility and similar to how it was previously zoned under 
WLEP1985.  
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The rezoning proposal would correct an anomaly in WLEP2011 and ensure that future land use 
is consistent with the protection and management of the State Park and heritage significance of 
the land. 
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Part 1 – Intended Outcomes 
 
 
With regard to the four (4) Crown Land lots (Lots 76 and 77 DP 504237; Lot 2 DP 710023 and 
Lot 1 DP 1200869) and Sydney Water Lot 1 DP 710023 – bushland site (surplus land): 

 

 Provide for a range of recreational settings, activities and land uses that are compatible 
with and protect the environmental, recreational, aesthetic and cultural values of the State 
Park and the water quality of Manly Dam.  

 
With regard to the Sydney Water Lot 1 DP 835 123 (water tower - reservoir): 
 

 Support the current ongoing public infrastructure use of this lot as a ‘Water Supply 
System’  

 Protect the lands environmental and cultural heritage significance. 

 Protect the values of the adjoining State Park and water quality of Manly Dam.  
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Part 2 – Explanation of Provisions 
 
The proposed outcome will be achieved (as illustrated under Part 4 – Maps) by:  
 

 Amending the WLEP2011 Land Zoning Map to rezone the following lots from R2 (Low 
Density Residential) to RE1 (Public Recreation): 

- Lot 76 DP 504237 being Crown Land to the eastern side of Wakehurst Parkway, 

Allambie Heights 

- Lot 77 DP 504237 being Crown Land to the eastern side of Wakehurst Parkway, 

Allambie Heights 
- Lot 2 DP 710023 being Crown Land to the eastern side of Wakehurst Parkway, 

Allambie Heights 
- Lot 1 DP 1200869 being Crown Land to the eastern side of Wakehurst Parkway, 

Allambie Heights 

- Lot 1 DP 710023 being Sydney Water Land (surplus bushland site) known as Lot 1 

Kirkwood Street, North Balgowlah  
 

 Amending the WLEP2011 Land Zoning Map to rezone the following lot from R2 (Low 
Density Residential) to SP2 (Infrastructure) – ‘Water Supply System’: 

- Lot 1 DP 835123 being Sydney Water Land (water tower – reservoir) known as Lot 

1 Kirkwood Street, North Balgowlah 
 

 Amending the WLEP2011 Height of Building Map and Minimum Lot Size Map to remove 
the residential development standards for height and minimum lot size from all of the 
subject lots to reflect the abovementioned zoning changes.  
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Part 3 – Justification 

Section A – Need for the Planning Proposal 

Q1. Is the Planning Proposal a result of any strategic study or report? 

 
This Planning Proposal was initiated based on a Northern Beaches Council Resolution at its 
meeting on 27 November 2018, Item 12.5 – Notice of Motion No 65/2018 - Rezoning of parcels 
of land, Manly Warringah War Memorial Park, that:   
 

A. Council prepare a Planning proposal to rezone the five lots owned by Sydney water and 
the Crown at the north east corner of the intersection of Wakehurst Parkway and 
Kirkwood Street in Allambie Heights/Seaforth, from Low Density Residential (R2) to 
Public Recreation (RE1) under the Warringah Local Environmental Plan 2011. The five 
lots consist of: 

 
a) Three Crown land lots: 

i. Lot 76 DP 504237 
ii. Lot 77 DP 504237 
iii. Lot 2 DP 710023 
 

b) Two Sydney Water lots: 
i. Lot 1 DP 710023 – bushland site (surplus land) 
ii. Lot 1 DP 835 123 – with water tower (reservoir) 

 
A Planning Proposal was subsequently prepared that varies from the above mentioned Council 
Resolution as follows: 

 A small approximately 82sqm southern adjoining Crown Land lot (Lot 1 DP 1200869) has 
been added and is similarly proposed to be rezoned from R2 to RE1. 

 Sydney Water Lot 1 DP 835123 is alternatively proposed to be rezoned from R2 to SP2 
(Infrastructure) to reflect its current and ongoing operational use as ‘water supply system’  

 Residential development standards for height and minimum lot size are proposed to be 
removed from the Height of Building Map and Minimum Lot Size Map of WLEP2011 for all 
of the subject lots, to reflect the abovementioned zoning changes. 

 
This Planning Proposal was reported to the Northern Beaches Local Planning Panel Meeting on 
1 May 2019. The Panel viewed the site and its surrounds. At the public meeting which followed 
the Panel were addressed by two members of the public who supported the planning proposal. 
The Panel recommended that Council accept the recommendations of the Council officer’s and 
submit this Planning Proposal to the Department of Planning and Industry for a Gateway 
Determination to amend WLEP2011. The Panel agrees with the reasons set out in the report.   
 
This Planning Proposal was then reported to the 28 May 2019 Council Meeting which resolved 
to XXXXXX 
 
 
A number of existing studies/policies/plans/reports/databases also indirectly support the current 
Planning Proposal as follows: 

 Connected Corridors for Biodiversity Project by Southern Sydney Regional Organisation 
of Councils, December 2016 

 Rapid Fauna Habitat Assessment of the Sydney Metropolitan Catchment Management 
Authority Area by the Department of Environment and Climate Change, June 2008 

 Biodiversity Values Map by Office of Environment and Heritage (OEH), 2018 
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 Sydney Metropolitan Catchment Management Authority v3 Mapping, OEH 2016 

 BioNet Threatened Species Records, OEH 2018 

 Manly Dam Ongoing Comprehensive Species List Project by Northern Beaches Council, 
2018 

 Biodiversity Assessment of nearby Sydney Water Land by Sydney Water, 2018 

 The Manly Dam and Surrounds Heritage Conservation Area and two heritage items: Item 
I147 Bantry Bay Reservoir (WS 0008) and Item I148 Bantry Bay Water Pumping Station 
(WPS 122), as listed in Schedule 5 of WLEP2011 

 Preliminary identification of the lots as Aboriginal Potential Area 1 and within 100m of an 
Aboriginal site. 

 Native Vegetation DCP Mapping, former Warringah Council 

 The Manly Warringah War Memorial State Park  

 The Manly Warringah War Memorial Park Plan of Management, 2014 
 

All of the above studies/reports/databases are further detailed under Part 3B – Relationship to 
Strategic Planning Framework and Part 3C – Environmental Impacts 

Q2. Is the Planning Proposal the best means of achieving the objectives or intended 
outcomes, or is there a better way? 

 
The Planning Proposal to rezone the four (4) Crown Land Lots and Sydney Water Lot 1 DP 
710023 (surplus bushland) from R2 to RE1 is the best means of achieving the objectives to 
provide for a range of recreational settings, activities and land uses that are compatible with and 
protect the environmental, recreational and cultural heritage values of the State Park and the 
water quality of Manly Dam. The objectives of this Planning Proposal more closely align to the 
objectives of the RE1 zone compared to the objectives of the current R2 zone. 
 
In order for land to be included in the State Park it must be owned by the Crown under the 
Crown Lands Act 1989. In this regard, although outside the scope of this Planning Proposal, it is 
also recommended that Sydney Water Lot 1 DP 710023 (Bushland site) and the small southern 
Crown Land Lot 1 DP 1200869 be consolidated into the State Park boundaries to support the 
Parks vision and enable more effective management of the “urban edge”.  
 
The proposed rezoning of Sydney Water Lot 1 DP 835 123 (water tower -reservoir) from R2 to 
SP2 is also the best means of achieving the objective to reflect the ongoing public infrastructure 
us as a ‘water supply system’ whilst continuing to protect its environmental and cultural heritage 
significance and the values of the State Park which surrounds this lot and the water quality of 
Manly Dam. 
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Section B – Relationship to Strategic Planning Framework 

Q3. Is the Planning Proposal consistent with the objective and actions of the applicable 
Regional or Sub-Regional Strategy (including the Sydney Metropolitan Strategy and 
exhibited Draft Strategies)? 

The following section provides a review against the requirements of the applicable Regional 
Plan, the North District Plan, the Manly Warringah War Memorial State Park, Beaches Link 
Project and the Biodiversity Conservation Act, 2016.  

Q3(a) The Greater Sydney Regional Plan  

 
The Planning Proposal has been reviewed against relevant outcomes of the Greater Sydney 
Regional Plan “A Metropolis of Three Cites – connecting people” published on 18 March 2018. 
The Plan identifies a number of strategic directions and specific policy settings regarding 
transport, housing growth, employment and centres.  

The Planning Proposal is consistent with a number of general goals of the Regional Plan and 
satisfies a range of objectives as follows: 

 Objective 25 - The coast and waterways are protected and heathier 

 Objective 27 -  Biodiversity is protected, urban bushland and remnant vegetation is 
enhanced 

 Objective 28 – Scenic and cultural landscapes are protected 

 Objective 30 – Urban Tree Canopy is increased 

 Objective 31 – Public open space is accessible, protected and enhanced 

 Objective 32 – The Green Grid links parks, open spaces, bushland and walking and 
cycling paths 

Q3(b) North District Plan  

 
The Planning Proposal supports the North District Plan vision for ‘A city in its Landscape’ and 
Directions ‘Valuing green spaces and landscape’.  

The Planning Proposal is consistent with a number of Planning Priorities of the North District 
Plan as follows: 

 Planning Priority N15 – Protecting and improving the health and enjoyment of Sydney 
Harbour and Waterways 

 Planning Priority N16 – Protecting and enhancing bushland and biodiversity 

 Planning Priority N17 – Protecting and enhancing scenic and cultural landscapes 

 Planning Priority N19 – Increasing urban tree canopy cover and delivering Green Grid 
Connections 

 Planning Priority N20 – Delivering high quality open space 

Q3(c) Manly Warringah War Memorial State Park, 2017 (State Park) 

 
The State Park was established on 7 April 2017 as a significant environmental and recreation 
asset that is highly valued both locally and regionally as a recreation venue, conservation area, 
scenic asset, place of remembrance and for its water catchment roles. Establishment of the 
State park reflects the significance of Manly Dam and surrounding public lands to the Manly 
community and the people of NSW.  
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Northern Beaches Council manages the affairs of the State Park Trust and an Advisory 
Committee has also been established for community input into the management of the State 
Park. In this regard, it is recommended that the State Park Advisory Committee be consulted 
following a Gateway Determination to proceed with this Planning Proposal. 

With regard to this Planning Proposal, the three northern Crown Land Lots are contained within 
the State Park and the two Sydney Water lots and small southern Crown Land Lot are 
surrounded by the State Park.  

All of the Planning Proposal land, excluding Sydney Water Lot 1 DP 835123 (Water Tower – 
Reservoir) is proposed to be rezoned from R2 (low density residential) to RE1 (Public 
Recreation). The Sydney Water Tower lot is proposed to be rezoned from R2 to SP2 
(Infrastructure).  
 
Unlike the current R2 Zone, the objectives of the proposed RE1 Zone closely align with the 
values of the Park as they: 

• enable land to be used for public open space or recreational purposes. 
• provide a range of recreational settings and activities and compatible land uses. 
• protect and enhance the natural environment for recreational purposes. 
• protect, manage and restore public land that is of ecological, scientific, cultural or 

aesthetic value. 
• prevent development that could destroy, damage or otherwise have an adverse effect 

on those values. 
 
Unlike the current R2 Zone the proposed SP2 zone would also serve to better protect the 
biodiversity values of Sydney Water Lot 1 DP 835123 (Water Tower – Reservoir) and the 
surrounding Park, because landuse in the SP2 zone would be limited to the ‘Water Supply 
System’, with additional protection provided via its local heritage listing under Schedule 5 of 
WEP2011 and the requirements of SEPP 19 Bushland in Urban Areas. 
 
In order for land to be included in a State Park it must be owned by the Crown under the Crown 
Lands Act 1989. In this regard, although outside the scope of this Planning Proposal, it is also 
recommended that Sydney Water Lot 1 DP 710023 (Bushland site) and the small southern 
Crown Land Lot 1 DP 1200869 be consolidated into the State Parks boundaries to support the 
Parks vision and enable more effective management of the “urban edge”.  
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Map 2 Manly Warringah War Memorial State Park, 2017 
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Q4(d) Manly Warringah War Memorial Park Plan of Management, 2014 (POM)  

 
Manly Warringah War Memorial Park is an area of reserved Crown Land (known as a Crown 
Reserve) for the purposes of “public recreation”. The Park is under the care, control and 
management of the Manly Warringah War Memorial Park (R68892) Reserve Trust, with 
Warringah Council both managing the affairs of the Trust and carrying out the day-to-day 
management of the Park on behalf of the Trust – under the provisions of the Crown Lands Act 
1989.   
 
The 2014 POM was finalised before the formation of the State Park in 2017. The boundaries of  
land covered by the POM differ slightly from the State Park, for example, the POM does not 
cover the Warringah Aquatic Centre and eastern adjoining sports field in Frenchs Forest. The 
POM does however cover the small southern Crown Land lot 1 DP 1200869 which is not 
currently covered by the State Park. Although the vision and guiding management principles of 
the POM are still relevant, the POM requires updating to reflect the formation of the State Park. 
 
The Park area managed by the POM covers approximately 377 hectares. The Park includes the 
four (4) Crown Land lots and surrounds the two (2) Sydney Water Lots that are the subject to 
this Planning Proposal. (Refer to the below map). 
 
The Park is located among the suburbs of Manly Vale, North Balgowlah, Allambie Heights and 
Frenchs Forest. It features an extensive area of typical Sydney sandstone bushland surrounding 
the 30 hectare sheltered freshwater waterbody retained behind the historic Manly Dam. The 
area is both a significant environmental and recreation asset and highly valued by the local and 
regional community as a recreation venue, conservation area, scenic asset and for its water 
catchment roles. Picnicking, water sports and walking are common recreation pursuits and the 
Park is a popular venue for mountain biking and water-skiing.  
 
The POM aims to provide a clear, concise and practical framework for the Park’s future 
management. A value-based approach to land planning and management has been used. 
Management actions have been developed to protect and enhance the Park’s values, address 
any issues that may threaten these values and ensure that the Park is managed in line with 
current community expectations – and consistent with the purposes for which the area was 
reserved.  
 
The Management Vision for the POM is – “a large protected area of bushland and waterways, 
with a diversity of flora and fauna, high water quality and scenic value, that ensures protection of 
its natural environment and cultural values, conserves threatened species and communities, 
provides opportunity for a variety of recreational activities in a low-key natural setting, offers an 
educational asset and acknowledges its importance as a war memorial park”. 

The following guiding principles of management have been identified for the Park:  

 Sustainable management of the Park to protect its natural areas, while providing for a 
variety of passive and active recreational activities;  

 Protect and enhance threatened flora and fauna within the Park;  

 Protect and enhance the water quality of the dam waterbody and Park waterways;  

 Provide safe, fair and equitable access to the Park and its facilities for all user groups; and  

 Protect and enhance the Park’s heritage.  
 
The POM also identifies the following threats to the values of the Park that can be attributed to 
urban development (such as development permissible under the current R2 zone): 

 The “edge effect” disturbance and pressure such as garden plant escapees – weeds. 

 Fertiliser use and uncontrolled or polluted stormwater runoff impacting the water quality of 
Manly Dam.  

 Increased feral/domestic animals impact on native flora and fauna.  
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 Illegal vegetation clearing and property encroachments.  

 Pressure to clear native bushland to create bush fire asset protection zones along the 
Park’s boundaries. 

 Large bulk or high rise developments in the Park’s visual catchment, and/or on the skyline, 
detracting from the Parks natural visual aesthetic appeal.  

 Potential clearing of endangered ecological communities, communities of local 
conservation significance and threatened or significant species, including potential loss of 
wildlife corridors. 

 Continuing urban development provides increased pressures on the Park, increased 
number of visitors, increased edge effects and potential for pollution.  

 
The POM also notes that a number of adjacent areas could be usefully added to the Park to 
consolidate the area’s boundaries and provide a more effective management “edge”. (Pp67) 
 
Consideration: 
All of the Planning Proposal land, excluding Sydney Water Lot 1 DP 835123 (Water Tower – 
Reservoir) is proposed to be rezoned from R2 (low density residential) to RE1 (Public 
Recreation). The Sydney Water Tower lot is proposed to be rezoned from R2 to SP2 
(Infrastructure).  
 
Unlike the current R2 Zone, the objectives of the proposed RE1 Zone closely align with the 
values of the Park as they: 

 enable land to be used for public open space or recreational purposes. 

 provide a range of recreational settings and activities and compatible land uses. 

 protect and enhance the natural environment for recreational purposes. 

 protect, manage and restore public land that is of ecological, scientific, cultural or 
aesthetic value. 

 prevent development that could destroy, damage or otherwise have an adverse effect on 
those values. 

 
Unlike the current R2 Zone the proposed SP2 zone would also serve to better protect the 
biodiversity values of Sydney Water Lot 1 DP 835123 (Water Tower – Reservoir) and the 
surrounding Park, because landuses would be limited to the ‘Water Supply System’, with 
additional protection provided via its local heritage listing under Schedule 5 of WEP2011 and 
the requirements of SEPP 19 Bushland in Urban Areas. 
 
Although outside the scope of this Planning Proposal, it is also recommended that Sydney 
Water Lot 1 DP 710023 (Bushland site) and the small southern Crown Land Lot 1 DP 1200869 
be consolidated into the State Parks boundaries to support the POMs vision and enable more 
effective management of the “urban edge”. 
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Map 3 Land Covered by the Manly Warringah War Memorial Park Plan of Management, 2014 
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Q3(e) Beaches Link Project Update, RMS, August 2018 

 
In March 2017, the NSW Government released a project concept and started detailed design 
work on the Beaches Link Tunnel Project.  As outlined in Beaches Link Project Update, RMS, 
August 2018 (the Update) and mapped below, the Beaches Link Project is proposed to 
comprise of a new tunnel with two tunnel entry/exit points on the Northern Beaches (being 
Wakehurst Parkway and Burnt Bridge Creek Deviation), which would connect the Northern 
Beaches under Middle Harbour to Gore Hill Freeway and the Warringah Freeway.  
 
The proposed reference design was publicly exhibited from July to December 2018. RMS are 
currently preparing and Environmental Impact Statement for public exhibition. Planning 
Approval would then be sought prior to commencement of construction.  
 

 
Map 4 Beaches Link Project Update, RMS, August 2018, Page 10 
 
The Planning Proposals relationship to the Beaches Link Project is as follows: 
 
The three (3) Northern Crown Land Lots: 

 The western boundary of the three (3) northern Crown Land lots adjoin the potential 
location for the tunnel ramp onto Wakehurst Parkway (300m north of Kirkwood Street). 
The Update notes that all works at the location of the tunnel is proposed to be within the 
existing road reserve and clear of the Garigal National Park and the Manly Dam Reserve, 
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so the Planning Proposal to rezoned these lots from R2 to RE1 should have no 
implications for the project in this regard.   

 
Sydney Water Lot 1 DP710023 (bushland site) and part of Sydney Water Lot 835123 (water 
tower- reservoir): 

 These lots have been identified as a potential temporary construction site (Option 2) as 
per page 41 of the Update (see below map). The Update notes that the construction site 
would be temporary and after works have been completed, the land would be remediated 
for future use. 

 Sydney Water Letter dated 27 February 2019 (Attachment 2) notes that RMS has 
earmarked Sydney Water Lot 1 DP710023 and part of Sydney Water Lot 835123 for 
acquisition as part of the Beaches Link Project.  

 Initial discussions with RMS indicate that the proposed rezoning of the Sydney Water lots 
from R2 to RE1 and SP2 would not impact on their potential plans for these lots as works 
would be undertaken via SEPP (Infrastructure) and the land is not under Federal 
ownership. Further consultation with RMS following a Gateway Determination is 
recommended in this regard.  

 Although outside the scope of this Planning Proposal it is recommended that if RMS 
utilises Sydney Water Lot 1 DP710023 (bushland site) as a temporary construction site 
that this lot be remediated upon completion of the tunnel and ownership handed over to 
the Department of Industry – Lands and Water as Crown Land for incorporation into the 
State Park. Noting that in order for land to be included in a State Park it must be owned by 
the Crown under the Crown Lands Act 1989. 

 

 
Map 5 Option 2 Wakehurst Parkway East Side – Beaches Link Update, Page 41 
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Q3(f) Biodiversity Conservation Act, 2016 
 
The Biodiversity Values (BV) Map is a regulatory tool under the Biodiversity Conservation Act 
2016, which acts as one of the thresholds for entry into the Biodiversity Offsets Scheme. This 
map is published by the OEH under the Biodiversity Conservation Regulation 2017. One of the 
reasons for inclusion of, “land that, in the opinion of the Environment Agency Head, contains 
any threatened species or threatened ecological communities that are identified in a list of 
potential serious and irreversible impacts on biodiversity values under section 6.5 (2) of the Act”. 
Any development proposed that will directly or indirectly impact areas mapped “Biodiversity 
Value” automatically assumes a significant impact to biodiversity. 

All of the subject lots (except the tiny triangle lot) have some areas mapped as “Biodiversity 
Value” under this regulatory tool. The BV Map criterion provided by the “identify” tool is 
“threatened species or communities with potential for serious and irreversible impacts”. 

The concept of serious and irreversible impacts is fundamentally about protecting threatened 
entities that are most at risk of extinction from potential development. These principles are set 
out in clause 6.7 of the Biodiversity Conservation Regulation 2017. As the consent authority, 
Council cannot approve a development which is likely to have a significant impact on entities 
listed as a serious and irreversible impact. 

The specific threatened entity/ies that triggered the BV mapping within the subject lots can be 
determined by requesting an Explanation Report from the Office of Environment and Heritage 
(OEH). See below map. 

 

Map 6 Biodiversity Values Map with all Subject Lots (OEH 2018)  

 
 
 



 

  ATTACHMENT 1 
Planning Proposal 

ITEM NO. 12.2 - 28 MAY 2019 
 

126 

Consideration: 
The proposed RE1 Zone objective and permissible/prohibited uses would serve to better protect 
the biodiversity values of the four (4) Crown Land lots and Sydney Water Lot 1 DP 710023 
(bushland site) whilst also protecting the lots public recreation values. 

The proposed SP2 zone would also serve to better protect the biodiversity values of Sydney 
Water Lot 1 DP 835123 (Water Tower – Reservoir), as landuses would be limited to the ‘Water 
Supply System’ as indicated on the Land Zoning Map, with additional protection provided via its 
local heritage listing under Schedule 5 of WEP2011 and the requirements of SEPP 19 Bushland 
in Urban Areas. 

Q4. Is the Planning Proposal consistent with Council’s Local Strategy? 

 

A review has been undertaken against applicable policies and plans of Northern Beaches 
Council as follows: 

Q4(a) Northern Beaches Community Strategic Plan 2017-2028 ‘SHAPE 2028’ 

 
The Northern Beaches Community Strategic Plan was adopted by the Northern Beaches 
Council in June 2018 following 2 stages of engagement and drafting in September/October 
2016 (developing community issues, priorities and visions) and in March/April 2017 (developing 
draft goals and strategies to achieve the vision). 
 
The Plan is built around themes of community, place, environment and leadership. The 
objectives and intended outcomes of the Planning Proposal are supported by the Community 
Strategic Plan. 

Q4(b) Warringah Local Environmental Plan 2011 (WLEP2011) 

 
Applicable requirements of WLEP2011 have been considered in this section. 

Q4(b)(1) WLEP2011 Land Use Zone Analysis 

 
Existing: Zone R2 Low Density Residential  
 
The six (6) lots are currently zoned R2 (Low Density Residential) under WLEP2011 which has  
the following objectives and permitted/prohibited land uses:   
 
Zone R2 Low Density Residential  
 
1. Objectives of zone 

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

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

• To ensure that low density residential environments are characterised by landscaped 
settings that are in harmony with the natural environment of Warringah. 

 
2. Permitted without consent 

Home-based child care; Home occupations 
 
3. Permitted with consent 

Bed and breakfast accommodation; Boarding houses; Boat sheds; Building identification 
signs; Business identification signs; Centre-based child care facilities; Community facilities; 
Dwelling houses; Educational establishments; Emergency services facilities; Environmental 
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protection works; Exhibition homes; Group homes; Health consulting rooms; Home 
businesses; Hospitals; Places of public worship; Recreation areas; Respite day care 
centres; Roads; Secondary dwellings; Veterinary hospitals 

 
4. Prohibited 

Any development not specified in item 2 or 3 
 
Consideration: 
Given the location of the subject lots which are encompassed by the State Park, the objectives 
and majority of the permitted land uses within the R2 zone would be detrimental to: 

 The values of the State Park, noting that the State Park is valued both locally and 
regionally as a public recreation venue, heritage conservation area, environmental and 
scenic asset, place of remembrance and for its water catchment roles for Manly Dam. 

 Core habitat for local native species located on and surrounding the subject lots. 

 Threatened species and their habitat located on and surrounding the subject lots. 

 The likely wildlife corridor, connecting Manly Dam to Garigal National Park. 

 The water quality of Many Dam. 

 The Manly Dam and Surrounds Heritage Conservation Area and Local Heritage Items 
being the Bantry Bay Reservoir and Bantry Bay Water Pumping Station as listed in 
Schedule 5 of WLEP2011 and also potentially detrimental to the Aboriginal Heritage 
significance of the land.   

 
The R2 Zone also does not adequately reflect the ongoing public infrastructure use of Sydney 
Water Lot 1 DP 835123 (water tower - reservoir) or the ongoing public recreation use of the 
Crown Land lots that form part of the State Park. 

 
Proposed: RE1 (Public Recreation) Zone 
 
The four (4) Crown Land lots and Sydney Water Lot 1 DP 710023 (bushland site) are proposed 
to be rezoned RE1 (Public Recreation) which has the following objectives and 
permitted/prohibited land uses:   
 
Zone RE1   Public Recreation  
 
1. Objectives of zone 

• To enable land to be used for public open space or recreational purposes. 
• To provide a range of recreational settings and activities and compatible land uses. 
• To protect and enhance the natural environment for recreational purposes. 
• To protect, manage and restore public land that is of ecological, scientific, cultural or 

aesthetic value. 
• To prevent development that could destroy, damage or otherwise have an adverse 

effect on those values. 
 
2. Permitted without consent 

Environmental facilities; Environmental protection works; Roads 
 
3. Permitted with consent 

Boat building and repair facilities; Boat sheds; Building identification signs; Business 
identification signs; Car parks; Centre-based child care facilities; Community facilities; 
Emergency services facilities; Kiosks; Recreation areas; Recreation facilities (indoor); 
Recreation facilities (major); Recreation facilities (outdoor); Respite day care centres; 
Restaurants or cafes; Water recreation structures 

 
4. Prohibited 

Any development not specified in item 2 or 3 



 

  ATTACHMENT 1 
Planning Proposal 

ITEM NO. 12.2 - 28 MAY 2019 
 

128 

 
Consideration: 
Rezoning the four (4) Crown Land lots and Sydney Water Lot 1 DP 710023 (bushland site) to 
RE1 would be consistent with the objectives and permissible/prohibited uses of the RE1 Zone 
as follows: 

 The three northern Crown Land lots already form part of the State Park and are currently 
used for recreational purposes such as bushwalking and the mountain bike track that runs 
along the north east boundaries of these lots that links up to the Manly Dam mountain bike 
track loop and the Wakehurst Golf Course which is in part contained within these lots. 

 This land connects well with adjacent land for public recreation, including Manly Dam and 
Garigal National Park. Rezoning the land to RE1 will support the continuation of these 
recreational activities on the subject lots and consistency with adjacent land uses. 

 The subject land also has important ecological, scientific, cultural and aesthetic value. 
Ecologically, this land provides potential and known habitat for hundreds of local native 
species and its bushland state helps protect the water quality of Manly Dam. Scientifically, 
this land provides potential habitat for State and Commonwealth listed threatened species. 
Culturally, this land is identified as Aboriginal Potential Area 1 and within 100 metres of an 
Aboriginal site, contains two heritage items and is contained within or adjoins the ‘Manly 
Dam and Surrounds’ Heritage Conservation Area and is a place of Remembrance as the 
Manly Warringah War Memorial. 

 Any development, except those permissible within RE1 zoning, may significantly impact or 
otherwise have an adverse effect on the ecological, scientific, cultural and aesthetic 
values listed above and described throughout this Planning Proposal.  

 The subject lots contain locally and regionally significant environmental features with intact 
bushland and heritage significance which should be protected and conserved, to be 
enjoyed by many future generations via the proposed RE1 zone.  

 
Proposed: SP2 (Infrastructure) Zone 
 
Sydney Water Lot 1 DP 835123 (Water Tower – Reservoir) is proposed to be zoned SP2 
(Infrastructure) for the purpose of ‘water supply system’ as indicated on the proposed Land 
Zoning Map. The SP2 zone has the following objectives and permissible/prohibited land uses: 
 
Zone SP2   Infrastructure 

 
1. Objectives of zone 

• To provide for infrastructure and related uses. 
• To prevent development that is not compatible with or that may detract from the 

provision of infrastructure. 
 

2. Permitted without consent 
Nil 
 

3. Permitted with consent 
The purpose shown on the Land Zoning Map, including any development that is ordinarily 
incidental or ancillary to development for that purpose; Environmental protection works; 
Roads 
 

4. Prohibited 
Any development not specified in item 2 or 3 

 
Definition: ‘Water Supply System’  
 
The Standard Instrument definition of ‘Water Supply System’ is as follows: 
 

https://www.legislation.nsw.gov.au/#/view/EPI/2011/649/maps


 

  ATTACHMENT 1 
Planning Proposal 

ITEM NO. 12.2 - 28 MAY 2019 
 

129 

water supply system means any of the following: 
(a)  a water reticulation system, 
(b)  a water storage facility, 
(c)  a water treatment facility, 
(d)  a building or place that is a combination of any of the things referred to in paragraphs (a)-c). 
 
water reticulation system means a building or place used for the transport of water, including 
pipes, tunnels, canals, pumping stations, related electricity infrastructure and dosing facilities. 
Note. Water reticulation systems are a type of water supply system—see the definition of that term in this Dictionary. 

 
water storage facility means a dam, weir or reservoir for the collection and storage of water, 
and includes associated monitoring or gauging equipment. 
Note. Water storage facilities are a type of water supply system—see the definition of that term in this Dictionary. 

 
water treatment facility means a building or place used for the treatment of water (such as a 
desalination plant or a recycled or reclaimed water plant) whether the water produced is potable 
or not, and includes residuals treatment, storage and disposal facilities, but does not include a 
water recycling facility. 
Note. Water treatment facilities are a type of water supply system—see the definition of that term in this Dictionary. 

 
Consideration: 
The SP2 zoning for ‘water supply system’ of the Sydney Water Lot 1 DP 835123 is appropriate 
as it reflects the existing and ongoing use of the heritage listed site as containing public 
infrastructure being the Water Tower- Reservoir and Water Pumping Station. 
 
The proposed SP2 zone would also serve to better protect the environmental and heritage 
significant values of the lot and adjoining State Park as land uses would be limited to the ‘Water 
Supply System’, with additional protection provided via its local heritage listing under Schedule 
5 of WEP2011 and the requirements of SEPP 19 Bushland in Urban Areas. 

Q4(b)(2) Heritage Significance  

 
Out of the six (6) lots, five (5) are subject to heritage listing under the provisions of WLEP2011 
as follows: 

 Lots 76 and 77 DP 504237, Lot 2 DP 710023 and Lot 1 DP 1200869 are all part of 
Heritage Conservation Area C9 – Manly Dam and Surrounds, listed in Schedule 5 of 
WLEP2011. 

 The Sydney Water property known as Lot 1 DP 835123 contains two listed heritage items: 
Item I147 Bantry Bay Reservoir (WS 0008) and Item I148 Bantry Bay Water Pumping 
Station (WPS 122), which are both listed in Schedule 5 of WLEP2011. 

 The only lot not affected by a local heritage listing (but in the vicinity), is the Sydney Water 
bushland site (Lot 1 DP 710023). 

 
The lots are also identified as Aboriginal Potential Area 1 and within 100 metres of an Aboriginal 
site. 
 
Consideration: 
Councils Heritage Advisor has reviewed the Planning Proposal and provided the following 
comments: 
 
The Planning Proposal proposes to rezone all these lots, with the exception of the Sydney 
Water Reservoir Site (Lot 1 DP 835123), from R2 (Low Density Residential) to RE1 (Public 
Recreation). 
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The Sydney Water Reservoir Site is proposed to be rezoned from R2 (Low Density Residential) 
to SP2 (Infrastructure). In both cases, no change is proposed to the heritage status of these 
properties.   
 
As no change to the heritage status of these properties is proposed, it is considered that the 
change in zonings will not have any adverse impact upon the Manly Dam and Surrounds 
Heritage Conservation Area nor the Bantry Bay Reservoir and Water Pumping Station heritage 
items. Removal of the Residential zoning will remove the potential for residential development to 
occur on these sites, which would be detrimental to the existing heritage listings under 
WLEP2011. The RE1 zoning will protect these lots which are currently part of the gazetted 
Manly-Warringah War Memorial State Park, therefore recognising their current use. The SP2 
zoning of the Sydney Water heritage site is appropriate as it recognises that the site contains 
operational infrastructure. 
 
Therefore, no objections are raised to the Manly Dam Planning Proposal on heritage grounds. 
 
The lots are also identified as Aboriginal Potential Area 1 and within 100 metres of an Aboriginal 
site. The Aboriginal Heritage Office is proposed to be consulted regarding any potential impacts 
of the Planning Proposal on Aboriginal Heritage Area and Sites following a Gateway Resolution. 

Q4(b)(3) Land Slip Risk 

 
WLEP2011 maps the subject land as ‘Area A – Slopes less than 5 degrees’ and ‘Area B – 
Flanking Slopes from 5 to 25 degrees’ in terms of landslip risk. Consideration is required to be 
given to risk associated with landslides and their impact on both property and life when 
assessing development applications. Furthermore, such development must not cause significant 
detrimental impacts because of stormwater discharge from the development site or impact on or 
affect the existing subsurface flow conditions.  
 
The Planning Proposal is consistent with the existing provisions as applicable to the land to be 
rezoned. 

Q4(b)(4) Minimum Lot Size  

 
WLEP2011 ‘Lot Size Map- Sheet LSZ_008’ currently maps all of the subject lots as having a 
minimum lot size of 600sqm.  The current lot size reflects the current R2 zoning of the land. 
 
It is proposed that WLEP2011 ‘Lot Size Map- Sheet LSZ_008’ be amended to remove the 
residential development standard for minimum lot size from all of the subject lots to reflect the 
proposed RE1 and SP2 zoning changes.  (Refer to Part 4 – Maps to view proposed map 
amendments) 

Q4(b)(5) Height of Buildings 

 
WLEP2011 ‘Height of Buildings Map- Sheet HOB_008’ currently maps all of the subject lots as 
having a maximum building height of 8.5m.  The current height of building requirement reflects 
the current R2 zoning of the land. 
 
It is proposed that WLEP2011 ‘Height of Buildings Map- Sheet HOB_008’ be amended to 
remove the residential development standard for maximum height building height from all of the 
subject lots to reflect the proposed RE1 and SP2 zoning changes.  (Refer to Part 4 – Maps to 
view proposed map amendments) 
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Q4(c) Warringah Bush Fire Prone Land Map 2016 and Draft Northern Beaches Bush Fire 
Prone Land Map 2018  

 
The subject lots are identified on the current Warringah Bush Fire Prone Land Map 2016 and 
Draft Northern Beaches Bush Fire Prone Land Map 2018 as containing Category 1 Vegetation 
and/or Vegetation Buffer Area (See map extracts below).  
 
The land is in close proximity to Garigal National Park and dense bushland of the State Park. 
The proposed rezoning from R2 to RE1 and SP2 would serve to protect life and property from 
bush fire hazards by discouraging the establishment of incompatible residential land uses in the 
bush fire prone areas. It would also protect native flora and fauna from pressure to clear native 
bushland to create bush fire asset protection zones along the Park’s boundaries. 
 
 

 
Map 7 Warringah Bush Fire Prone Land Map 2016 
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Map 8 Draft Northern Beaches Bush Fire Prone Land Map 2016 

 

Q4(d) Warringah Development Control Plan 2011 (WDCP)  

Existing Residential Development Controls 

In support of the proposed RE1 and SP2 zones it is recommended that Council prepare and 
exhibit consequential amendments to the WDCP to remove residential development controls, 
including setback and minimum landscaped area controls, from subject land. 

Native Vegetation Controls 

 
The land is mapped as “Native Vegetation” under WDCP E5 Native Vegetation (See below map 
extract).  

The proposed rezoning of the subject lots to RE1 and SP2 will support the WDCP objectives of 
E5 Native Vegetation: 

To provide natural habitat for local wildlife, maintain natural shade profiles and provide 
psychological & social benefits. 

Promote the retention of native vegetation in parcels of a size, condition and configuration 
which will as far as possible enable local plant and animal communities to survive in the long 
term. 

To maintain the amount, local occurrence and diversity of native vegetation in the area 



 

  ATTACHMENT 1 
Planning Proposal 

ITEM NO. 12.2 - 28 MAY 2019 
 

133 

 

Map 9 Native Vegetation DCP Mapping 
 

Q4(e) Connected Corridors for Biodiversity project by Southern Sydney Regional 
Organisation of Councils, December 2016 

 
The main aim of the Connected Corridors for Biodiversity project was to create tools to be used 
by Councils to facilitate increased habitat connectivity. This included a preparation of a habitat 
corridor map. 

The majority of the subject lots and surrounding land are mapped (below) as “Priority Habitats” 
(coloured green) within the Connected Corridors for Biodiversity project by Southern Sydney 
Regional Organisation of Councils in December 2016. Some areas are mapped as “Supporting 
Area” (coloured yellow).  

This information further supports the proposed rezoning to RE1 and SP2 zones which would 
provide greater environmental protection for the “priority habitats” than the current R2 zone.  
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Map 10 Biodiversity Corridor Mapping (SSROC 2016), Subject Lots outlined in red  
 
 
 

 
Map 11 Biodiversity Corridor linking southern bushland of Manly Dam to Garigal National Park 
(SSROC 2016), approximate location of Subject Lots indicated in red  
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Q4(f) The Sydney Metropolitan Catchment Management Authority V3 mapping (OEH 
2016) 

 
The Sydney Metropolitan Catchment Management Authority have mapped all areas of intact 
vegetation on the subject lots as being made up of two (2) Plant Community Types (PCT) (See 
below map): 

 PCT 1783 - S_DSF11: Sydney North Exposed Sandstone Woodland (coloured orange) 

 PCT 1824 - S_HL08: Coastal Sandstone Heath-Mallee (coloured purple) 
Duffys Forest Endangered Ecological Community (EEC) is mapped immediately to the south of 
the subject lot extent. 

Vegetation communities have been ground truthed by Ecologists within Lot 1 DP 835123 and 
Lot 1 DP 710023 (approximately 1.05 ha). Council’s Bushland Team notes that further survey 
and assessment of vegetation communities is recommended within the larger three (3) lots 
being Lot 2 DP 710023, Lot 77 DP 504237 and Lot 76 DP 504237 (collectively approximately 
6.3 ha).  

This information further supports the proposed rezoning to RE1 and SP2 zones which would 
provide greater environmental protection than the current R2 zone. 

 

Map 12 SMCMA V3 mapping (OEH 2016)  

 
 
 
 

Q4(g) Manly Dam Species List Project (Northern Beaches Council 2018) 

 



 

  ATTACHMENT 1 
Planning Proposal 

ITEM NO. 12.2 - 28 MAY 2019 
 

136 

Manly Dam have an ongoing records of species recorded within Manly Dam. This list currently 
contains 97 bird species, 23 reptile species, 9 amphibian species, 13 mammal species, 6 fish 
species, and 320 flora species. 

Manly Dam rangers recently observed (26/3/2019) two (2) threatened Rosenberg’s Goannas 
(Varanus rosenbergi) basking on rock outcrops within one of the subject lots (Lot 76 DP 
504237) 

Two (2) threatened mammal species previously recorded are now locally extinct, the 
Phascolarctos cinereus Koala and Dasyurus maculatus Spotted-tailed Quoll. 

This information further supports the proposed rezoning of the subject land to RE1 and SP2 
zones which would provide greater environmental protection than the current R2 zone. 

Q4(h) Biodiversity Assessment on nearby Sydney Water land (Sydney Water 2018) 

 
In 2018, Sydney Water undertook a biodiversity survey on their land (Lot 1 DP 835123) which is 
one of the subject lots. As discussed in the section Q4(g) above vegetation communities were 
confirmed as being PCT 1783 (S_DSF11) and PCT 1824 (S_HL08). 

Three (3) threatened microbat species were positively identified onsite by their distinctive 
ultrasonic calls. These were the Chalinolobus dwyeri Large-eared pied bat (Vulnerable under 
the BC Act), Miniopterus australis Little Bent-winged Bat (Vulnerable under the BC Act 2016 
and the EPBC Act 1999) and Miniopterus orianae oceanensis Eastern Bent-winged Bat 
(Vulnerable under the BC Act 2016). It is worth noting that the Chalinolobus dwyeri Large-eared 
pied bat has not been recorded within 2km of the subject lots prior to this survey. 

The subject lots and surrounding land are likely to suitable potential breeding habitat for the 
Chalinolobus dwyeri Large-eared pied bat, which is listed as a SAII under the BC Act. 
“Habitat” for bat species is defined by OEH as, all areas of potential habitat on the subject land 
where the species is determined to be present. Potential habitat for this species is defined by 
OEH as “Potential breeding habitat is PCTs associated with the species within 100m of rocky 
areas containing caves, or overhangs or crevices, cliffs or escarpments, or old mines, tunnels, 
culverts, derelict concrete buildings. Surveys must be undertaken as per the Threatened Bat 
Survey Guide to confirm breeding habitat”. 

The survey also potentially recorded an infrared image of a threatened Cercartetus nanus 
Eastern Pygmy Possum. All of the subject lots contain important core habitat, with many 
Common Ring-tailed Possum dreys, low dense vegetation and feed species including Banksia 
spp. 

As noted above, the lot also contained a high density of Ring-tailed Possum dreys, which is 
indicative of a healthy population of one of the key food species for the threatened Ninox 
strenua Powerful Owl. 

Personal communication with Sydney Water staff also noted a Goanna (unconfirmed sp.) which 
had been seen within one of the buildings. There are two (2) possible species in the area, one 
being the threatened Varanus rosenbergi Rosenberg's Goanna.  

This project demonstrates that previously unrecorded threatened species are still being 
recorded within the locality. This point, along with the fact that to date there has been no 
comprehensive and systematic biodiversity study of Manly Dam Reserve, suggests that further 
biodiversity surveys are required and further supports the proposed rezoning of the subject land 
to RE1 and SP2 zones which would provide greater environmental protection than the current 
R2 zone. 
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Q4(i) Rapid Fauna Habitat Assessment of the Sydney Metropolitan Catchment 
Management Authority Area (DECC June 2008) 

 
This study was designed to assist the Sydney Metropolitan Catchment Management Authority 
(CMA) address the conservation of native fauna (including threatened species) in their 
Catchment Action Plan and supporting investment strategies. The study is also designed to 
assist DECC’s (now OEH) own recovery planning program by implementing a number of 
recovery actions under the Threatened Species Priorities Action Statement (PAS). It should be 
noted that this study is meant to be used as a guide at a landscape scale, and any mapped 
areas should be verified at site-scale to confirm the findings. 
 
The subject lots are part of the “Middle Harbour Valley” habitat area which is mapped as the 
highest fauna habitat ranking. Middle Harbour Valley is only one of 13 fauna habitat areas 
mapped as the highest ranking within the Sydney Metropolitan. A large component of this 
habitat area is the adjoining Garigal National Park. 

High fauna diversity values is noted within this habitat area including “heathy; very large 
bushland area; Southern Brown Bandicoot.” 

A comprehensive biodiversity study would be required within subject lots to verify the findings of 
this study. 

This information further supports the proposed rezoning of the subject land to RE1 and SP2 
zones which would provide greater environmental protection than the current R2 zone. 

Q4(j) BioNet Threatened Species Records accessed 13/02/2019 

 
A BioNet search in the locality immediately surrounding (approx. 2km radius) the subject lots 
(report generated on 13th of February 2019, Office of Environment & Heritage 2018), returned 
thirty (30) threatened species over 392 records. Two (2) threatened amphibian species, eight (8) 
threatened bird species, one threatened reptile species, seven (7) threatened mammal species 
and twelve (12) threatened flora species.  

The most abundant threatened species recorded within the locality is the: 

 Prostanthera marifolia Seaforth Mintbush, which is listed as Critically Endangered under 
both the NSW Biodiversity Conservation Act 2016 (BC Act 2016) and Commonwealth 
Environment Protection & Biodiversity Conservation Act 1999 (EPBC Act 1999); 

 threatened fauna including Cercartetus nanus Eastern Pygmy-possum; 

 Ninox strenua Powerful Owl; 

 Varanus rosenbergi Rosenberg's Goanna and; 

 Pseudophryne australis Red-crowned Toadlet, all listed as Vulnerable under the NSW 
BC Act 2016.  

The below map extract identifies the record locations for threatened species within the locality. 
There is known Ninox strenua Powerful Owl breeding habitat nearby to the lots. 

The immediate locality (approx. 2km radius) has records for over 500 native protected flora and 
fauna species. 

This information further supports the proposed rezoning of the subject land to RE1 and SP2 
zones which would provide greater environmental protection than the current R2 zone. 
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Map 13 BioNet Threatened Species Records (OEH 2018)  

 

Q5. Is the Planning Proposal consistent with applicable State Environmental Planning 
Policies (SEPPs)? 

 
Compliance with applicable SEPPs is summarised in the below table and discussed further 
where applicable below. 

Q5(a) Compliance with Applicable State Environmental Planning Policies (SEPPs)  

 
SEPPs (as at September 2017) Applicable Consistent 

1 Development Standards NO N/A 

14 Coastal Wetlands NO N/A 

19 Bushland in Urban Areas YES YES 

21 Caravan Parks NO N/A 

26 Littoral Rainforests NO N/A 

30 Intensive Agriculture NO N/A 

33 Hazardous and Offensive Development NO N/A 

36 Manufactured Home Estates NO N/A 

44 Koala Habitat Protection NO N/A 

47 Moore Park Showground NO N/A 

50 Canal Estate Development NO N/A 

52 Farm Dams and Other Works in Land and Water Management 
Plan Areas 

NO N/A 

55 Remediation of Land YES NO 

62 Sustainable Aquaculture NO N/A 

64 Advertising and Signage NO N/A 

65 Design Quality of Residential Apartment Development  NO N/A 

70 Affordable Housing (Revised Schemes) NO N/A 

 Coastal Management NO N/A 
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 Sydney Regional Environmental Plan (Sydney Harbour 
Catchment) 2005 

NO N/A 

 (Affordable Rental Housing) 2009 NO N/A 

 (Building Sustainability Index: BASIX) 2004 NO N/A 

 (Exempt and Complying Development Codes) 2008 NO N/A 

 (Housing for Seniors or People with a Disability) 2004 NO N/A 

 (Infrastructure) 2007 YES YES 

 (Integration and Repeals) 2016 NO N/A 

 (Kosciuszko National Park – Alpine Resorts) 2007 NO N/A 

 (Kurnell Peninsula) 1989 NO N/A 

 (Mining, Petroleum Production and Extractive Industries) 2007 NO N/A 

 (Miscellaneous Consent Provisions) 2007 NO N/A 

 (Penrith Lakes Scheme) 1989 NO N/A 

 (Rural Lands) 2008 NO N/A 

 (State and Regional Development) 2011 NO N/A 

 (State Significant Precincts) 2005 NO N/A 

 (Sydney Drinking Water Catchment) 2011 NO N/A 

 (Sydney Region Growth Centres) 2006 NO N/A 

 (Three Ports) 2013 NO N/A 

 (Urban Renewal) 2010 NO N/A 

 (Western Sydney Employment Area) 2009 NO N/A 

 (Western Sydney Parklands) 2009 NO N/A 

Table 2 Compliance with State Environmental Planning Policies (SEPPs) 

 

Q5(b) SEPP 19 Bushland in Urban Areas 

 

The general aim of the SEPP 19 is to protect and preserve bushland within urban areas 
(including bushland on the subject land) because of its natural heritage value to the community, 
its aesthetic value, and its value as a recreational, educational and scientific resource. 
 
The specific aims of the SEPP are: 

a) to protect the remnants of plant communities which were once characteristic of land now 
within an urban area,  

b) to retain bushland in parcels of a size and configuration which will enable the existing 
plant and animal communities to survive in the long term,  

c) to protect rare and endangered flora and fauna species, 
d) to protect habitats for native flora and fauna, 
e) to protect wildlife corridors and vegetation links with other nearby bushland,  
f) to protect bushland as a natural stabiliser of the soil surface,  
g) to protect bushland for its scenic values, and to retain the unique visual identity of the 

landscape,  
h) to protect significant geological features,  
i) to protect existing landforms, such as natural drainage lines, watercourses and 

foreshores,  
j) to protect archaeological relics,  
k) to protect the recreational potential of bushland,  
l) to protect the educational potential of bushland,  
m) to maintain bushland in locations which are readily accessible to the community, and  
n) to promote the management of bushland in a manner which protects and enhances the 

quality of the bushland and facilitates public enjoyment of the bushland compatible with its 
conservation. 

 
The proposed RE1 and SP2 zones are consistent with the general and specific aims of the 
SEPP as they would provide greater protection of bushland from incompatible landuses that are 
currently permissible under the R2 zone. The proposed amendment to the minimum lot size 
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map to remove the minimum lots size requirement of 600sqm would also support the specific 
aim (b) outlined above.   
 
Clause 9 of SEPP 19 applies to land which adjoins bushland zoned or reserved for public open 
space. It requires that a public authority shall not carry out development or grant approval or 
development consent on that land unless it has taken into account the need to retain any 
bushland on the land and the effect of the proposed development on bushland zoned or 
reserved for open space purposes, in particular: 

 on the erosion of soils, the siltation of streams and waterways and the spread of weeds 
and exotic plants within the bushland and 

 any other matters that are relevant to the protection and preservation of bushland zoned 
or reserved for public open space. 

 
The subject land is currently surrounded by RE1 ‘Public Open Space’ zoned land (the State 
Park) to the north, east and in part south and Garigal National Park to the west. Clause 9 of 
SEPP 19 provides further support for the need to protect the bushland on the subject sites, and 
within the State Park and Manly Dam catchment from any adverse development impacts that 
could result from the current R2 zone. The proposed rezoning of the subject lots to RE1 and 
SP2 would serve to minimise development impacts and supports the requirements of this 
Clause. 
 
Clause 10 of SEPP 19 requires that when preparing draft LEPs for any land to which the SEPP 
applies, other than rural land, Council shall have regard to the general and specific aims of the 
SEPP and give priority to retaining bushland, unless it is satisfied that significant environmental, 
economic or social benefits will arise which outweigh the value of the bushland. In this regard, 
the proposed zoning of the subject land to RE1 and SP2 would give greater priority to retention 
of bushland than the current R2 zone, satisfying the requirements of this Clause. 

Q5(c) SEPP 55 (Remediation of Land)  

 
SEPP 55 requires the issue of contamination be considered whenever a planning authority 
considers a development or rezoning proposal where the new use may increase risk from 
contamination (if it is present).  In particular, this Policy aims to promote the remediation of 
contaminated land for the purpose of reducing the risk of harm to human health or any other 
aspect of the environment. 
 
Clause 6(1) requires that when rezoning land Council is not to include contaminated land in a 
particular zone, unless satisfied that the land is suitable in its contaminated state (or will be 
suitable, after remediation) for all the purposes for which land in the proposed zone is permitted 
to be used. And, if the land requires remediation to be made suitable for any purpose for which 
land in the zone is permitted to be used, then Council is satisfied that the land will be 
remediated before used for that purpose. 
 
Clause 6(2) requires that before including contaminated land in the proposed zone, the planning 
authority is to obtain and have regard to a report specifying the findings of a preliminary 
investigation of the land carried out in accordance with the contaminated land planning 
guidelines. 
 
Council’s Co-ordinator of Parks, Open Space and Recreation provided the following ‘Preliminary 
Investigation’ information regarding possible contamination on the subject land: 
 

Much of the Wakehurst golf course is built on landfill and this includes the open-non-“bushy” 
parts of the…. two northern Crown Land lots that form part of the Wakehurst Golf Course (see 
below map). This work began in the late 1960’s and was completed in 1990.  Different 
contractors were involved over this period. 
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The original landform of the site was the usual rough sandstone terrace arrangement. The area 
was excavated to accommodate landfill cells.  The landfill licence (from the old NSW State 
Pollution Control Commission) was for demolition (building waste) and excavation material.  The 
material was progressively compacted into each cell via a mobile compactor machine.  When 
“full” the cell was capped with a thin layer of earth and “soil” and then turfed.   Cells were sloped 
inwards back in to the rear of the original land slope so drainage would run into drains at the 
rear of the cells.  The water so collected drains into pipes which emerge on the bottom of the 
cell batters. This water plus the surface run-off ultimately drains into the lake (Manly Dam) down 
natural creek lines.    
 
There was the ever present discussion of “leachate” possibilities from the drains because they 
collect storm water both from the surface of the cells (aka golfing fairways) and also storm water 
that had infiltrated down through the cell itself.  An irrigation system was installed on the fairway 
surface soon after cell sealing.  This adds additional water to the surface and some of this must 
seep through the consolidated fill material. This water no doubt picked up undesired chemical 
and microorganism material on the way through. The original waste mix would have included 
materials not strictly “demolition” or “excavation” as always happens with these operations. 
 
Water sampling carried out (by us) in subsequent years did not however indicate significant 
leachate problems.  The presence of nutrients that may have stimulated additional algal growth 
in the lake’s recreational waters was noted.  We believe most of this was due to the fertiliser 
regimes then being employed on Wakehurst golf course.  These were subsequently 
changed.  Issues of substantial toxic leachates, odours etc. have never arisen due principally to 
the small scale of any observed events. 
 
The above considerations have not been an impediment to the growth and maintenance of 
quality recreational turf on the former waste disposal site and its uses for those purposes.  I rate 
its current impact on water quality in Manly Dam (lake) exceptionally small. 
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Map 14 Potential Landfill Contamination of Crown Land lots containing Wakehurst Golf Course  

 
Consideration:  
The two northern Crown Land lots in-part contain ‘demolition’ and ‘excavation’ landfill materials 
and possibly other types of landfill material that may be contaminated as outlined in the above 
‘preliminary investigation’. Infill is listed in Table 1 of the Contaminated Lands Planning 
Guidelines, 1998 as an activity that may cause contamination.  
 
The potentially contaminated land is located within the State Park and currently operates as part 
of the Wakehurst Golf Course. Council considers that the land is suitable in its current state for 
its current and ongoing use as a golf course. The proposed RE1 zoning would support the 
continued use of the land as a golf course. 
  
It is considered that permissible land uses within the RE1 zone are more likely to reduce risk 
rather than increase risk from contamination compared to permissible land uses within the 
current R2 zone. That said however, Council can not be certain that the land is suitable in its 
potentially contaminated state (or will be suitable, after remediation) for a number of other land 
uses that are permitted within the current R2 or proposed RE1 zone (for example, centre-based 
child care facilities; community facilities; restaurants or cafes). 
 
It is recommended that detailed site investigation and contamination testing be conducted in the 
future if there was a proposal for a change of use to something other than the golf course. In 
this regard, a trigger is proposed to be included on Council’s spatial information system to alert 
Council Officers to potential land contamination on the subject properties and the requirements 
of SEPP 55. 
 
 
 
 

Q5(d) SEPP (Infrastructure) 2007 

 
The aim of this SEPP is to facilitate the effective delivery of infrastructure across the State by 
simplifying the process for providing infrastructure like hospitals, roads, railways, emergency 
services, water supply and electricity delivery. 
 
Two aspects of the Planning Proposal have been considered against the provisions of the 
SEPP: 
 
1. Rezoning implications for the Beaches Link Tunnel Project. 

 
Consideration:  
The Beaches Link Tunnel Projects identifies Sydney Water Lot 1 DP 710023 (bushland site) 
and part of Sydney Water Lot 1 DP 835123 (water tower- reservoir) as a potential temporary 
construction site during the construction of the tunnel (refer to Section B above for more detail).  
 
This project (if undertaken) is likely to be permitted without consent via an amendment to 
Clause 95 of the SEPP - Development permitted without consent—particular roads or road 
projects. Therefore, the proposed RE1 and SP2 zones are unlikely to impact on the 
development approval process of the Beaches Link Tunnel. 

 
2. The proposed rezoning of Sydney Water Lot 1 DP 835123 (water tower- reservoir) from R2 

to SP2 and the provisions of the SEPP. 
 
Consideration:  
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The current and ongoing primary purpose of Sydney Water Lot 1 DP 835123 is ‘water supply 
system’ as defined under the Standard Instrument LEP. 
 
Part 3, Division 24 Water Supply Systems of the SEPP outlines what development is permitted 
with and without consent and what is exempt development. In this regard:  

 Clause 124 Definitions specifies prescribed zones which permit a greater range of these 
types of development without consent. The proposed SP2 zone is a prescribed zone. The 
current R2 zone is not a prescribed zone.  

 Clause 127 Exempt Development of the SEPP enables Sydney Water to conduct a range 
of works (predominantly maintenance works) to the existing ‘Water Supply System’ as 
exempt development independent of what the land is zoned. 

 
It is recommended that Sydney Water Lot 1 DP 835123 is zoned SP2 (infrastructure) via an 
amendment to the WLEP2011 Land Zoning Map, as this would clearly indicate to the 
community that the primary purpose of the land is to provide water infrastructure ‘water supply 
system’. Also given the SP2 zone is a prescribed zone under Clause 124 of the SEPP, rezoning 
the land to SP2 (infrastructure) would facilitate the aim of the SEPP to effectively deliver 
infrastructure across the State by simplifying the process for providing this infrastructure. 

Q6. Is the Planning Proposal consistent with applicable Ministerial Directions? 

 
Section 9.1 of the EP&A Act enables the Minister to issue directions regarding the content of 
LEPs to the extent that the content must achieve or give effect to particular principles, aims, 
objectives or policies set out in those directions.  
 
Applicable Ministerial Directions are summarised at Attachment 1 and comments on each of the 
applicable directions are provided in the below table. Where there is inconsistency this is 
examined further under Q6(b) below. 

Q6(a) Summary of Applicable Ministerial Directions  

 

Ministerial Direction Comment 

2 Environment and Heritage  

2.1 Environment Protection Zones  

The objective of this direction is to protect 
and conserve environmentally sensitive 
areas. 

The Planning Proposal seeks to rezone 
certain lands which will facilitate the 
protection and conservation of 
environmentally sensitive areas and does not 
reduce any environmental protection 
standards that apply to the land. 

2.3 Heritage Conservation  

The objective of this direction is to conserve 
items, areas, objects and places of 
environmental heritage significance and 
indigenous heritage significance. 

Whilst the Planning Proposal applies to three 
Crown Land lots that are located within the 
Manly Dam and Surrounds Heritage 
Conservation Area under WLEP2011 and 
also Lot 1 DP 710023 containing the   
Bantry Bay Reservoir and Bantry Bay 
Pumping Station, listed as locally significant 
heritage items under WLEP2011, the 
proposed rezoning is not considered to 
impact on the heritage significance of any 
listed heritage item or conservation area as 
detailed in the Planning Proposal.   
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3. Housing, Infrastructure and Urban 
Development  

 

3.1  Residential Zones  

The objectives of this direction are to: 
a) encourage a variety of choice of housing 

types to provide for existing and future 
housing needs, 

b) to make efficient use of existing 
infrastructure and services and ensure 
that new housing has appropriate access 
to infrastructure and services, and  

c) To minimise the impact of residential 
development on the environment and 
resource lands. 

Inconsistency with the terms of this Direction 
is addressed in accordance with the 
requirements of the Direction (detailed 
below). 
 

3.4 Integrating Land Use and Transport  

The objective of this direction is to ensure 
that urban structures, building forms, land 
use locations, development designs, 
subdivision and street layouts achieve the 
following planning objectives: 
(a) improving access to housing, jobs and 
services by walking, cycling and public 
transport, and 
(b) increasing the choice of available 
transport and reducing dependence on cars, 
and 
(c) reducing travel demand including the 
number of trips generated by development 
and the 
distances travelled, especially by car, and 
(d) supporting the efficient and viable 
operation of public transport services, and 
(e) providing for the efficient movement of 
freight. 

This direction applies as the planning 
proposal will alter zones or provisions 
relating to urban land, including land zoned 
for residential purposes. In this regard the 
planning proposal is consistent with the 
aims, objectives and principles of Improving 
Transport Choice – Guidelines for planning 
and development (DUAP 2001). 

4. Hazard and Risk  

4.4 Planning for Bushfire Protection  

The objectives of this direction are: 
(a) to protect life, property and the 
environment from bush fire hazards, by 
discouraging the establishment of 
incompatible land uses in bush fire prone 
areas, and 
(b) to encourage sound management of bush 
fire prone areas. 

All of the subject lots are identified on the 
Warringah Bush Fire Prone Land Map as 
Category 1 Vegetation and/or Vegetation 
Buffer Area. The land is in close proximity to 
Garigal National Park and dense bushland of 
the State Park. The proposed rezoning from 
R2 to RE1 and SP2 would be in line with the 
objectives of this direction, to protect life and 
property from bush fire hazards by 
discouraging the establishment of 
incompatible land uses in bush fire prone 
areas.  
 

6. Local Plan Making  

6.1 Approval and Referral Requirements  

The objective of this direction is to ensure 
that LEP provisions encourage the efficient 
and appropriate assessment of development. 

The Planning Proposal is consistent with the 
terms of this direction as follows: 
a) provisions that require the concurrence, 
consultation or referral of DAs to a Minister 
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or public authority are minimised 
(b) no provisions are contained in the 
Planning Proposal requiring concurrence, 
consultation or referral of a Minister or public 
authority without approval prior to 
undertaking consultation.   
(c) no development is identified as 
designated development. 

6.2 Reserving Land for Public Purposes  

The objectives of this direction are: (a) to 
facilitate the provision of public services and 
facilities by reserving land for public 
purposes, and (b) to facilitate the removal of 
reservations of land for public purposes 
where the land is no longer required for 
acquisition. 

Approval requirements of the relevant public 
authority and Department Secretary under 
the terms of this Direction are addressed 
below in detail. 
 

6.3 Site Specific Provisions  

The objective of this Direction is to 
discourage unnecessarily restrictive site 
specific planning controls. 

The Planning Proposal does not seek to 
allow a particular development proposal 
under the terms of the Direction. 

7 Metropolitan Planning  

7.1 Implementation of A Plan for Growing 
Sydney 

 

The objective of this direction is to give legal 
effect to the planning principles; directions; 
and priorities for subregions, strategic 
centres and transport gateways contained in 
A Plan for Growing Sydney. 

The Planning Proposal is consistent with the 
NSW Government’s Greater Sydney 
Regional Plan “A Metropolis of Three Cites – 
connecting people” published on 18 March 
2018, as outlined in Part 3, Section B of this 
report. 

Table 3 Summary of Applicable Ministerial Directions 

Q6(b) Inconsistency with Ministerial Directions 

 
The following comments are provided where the Planning Proposal may be inconsistent with the 
terms of any direction.  

Q6(b)(1) Ministerial Direction 3.1 Residential Zones 

 
This direction applies as the Planning Proposal affects land within an existing residential zone 
i.e. Zone R2 Low Density Residential.  
 
(1)   The objectives of this direction are: 

(a) to encourage a variety and choice of housing types to provide for existing and future 
housing needs, 

(b) to make efficient use of existing infrastructure and services and ensure that new 
housing has appropriate access to infrastructure and services, and 

(c) to minimise the impact of residential development on the environment and resource 
lands. 

 
(4)   A planning proposal must include provisions that encourage the provision of housing that 

will: 
(a) broaden the choice of building types and locations available in the housing market, and 
(b) make more efficient use of existing infrastructure and services, and 
(c) reduce the consumption of land for housing and associated urban development on the 

urban fringe, and 
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(d) be of good design. 
 

(5) A planning proposal must, in relation to land to which this direction applies: 
(a) contain a requirement that residential development is not permitted until land is 

adequately serviced (or arrangements satisfactory to the council, or other appropriate 
authority, have been made to service it), and 

(b) not contain provisions which will reduce the permissible residential density of land. 
 

The Planning Proposal is inconsistent with the above requirements as the proposed rezoning 
will not provide for residential development on the subject land. In this regard, a planning 
proposal may be inconsistent with the terms of this direction only if the relevant planning 
authority can satisfy the Director-General of the Department of Planning and Industry (or an 
officer of the Department nominated by the Director-General) that the provisions of the planning 
proposal that are inconsistent are: 
 

(a) justified by a strategy which: 
(i) gives consideration to the objective of this direction, and 
(ii) identifies the land which is the subject of the planning proposal (if the planning 

proposal relates to a particular site or sites), and 
(iii) is approved by the Director-General of the Department of Planning, or 

(b) justified by a study prepared in support of the planning proposal which gives 
consideration to the objective of this direction, or 

(c) in accordance with the relevant Regional Strategy, Regional Plan or Sub-Regional 
Strategy prepared by the Department of Planning which gives consideration to the 
objective of this direction, or 

(d) of minor significance. 
 
The provisions of the Planning Proposal to rezone the land from a residential zone to zones that 
do not support residential development are considered of minor significance because it is highly 
unlikely that the subject land would ever be developed for residential purposes in the future 
based on the following considerations: 

 The three northern Crown Land lots currently form part of the State Park, Wakehurst 
Golf Course and the Manly-Warringah Heritage Conservation area. As part of the State 
Park, these lots are highly valued both locally and regionally for their recreational, 
ecological, scientific, cultural and aesthetic values and for their water catchment roles. It 
is highly unlikely that they would ever be developed for residential purposes in the 
future.  

 The Sydney Water Lot 1 DP 710023 (bushland site) is surrounded by State Park and 
the Manly Warringah Heritage Conservation Area to the north, east and west and 
adjoins heritage listed Sydney Water (water tower-reservoir) to the south. Residential 
development of this lot would be detrimental to the native flora and fauna on the lot and 
to the ecological, scientific, cultural and aesthetic values of the subject land, the State 
Park and the water quality of Manly Dam. Residential development on this lot is also 
likely to put lives, properties and the environment at risk from bushfire.  

 The Sydney Water Lot 1 DP 835123 is used for infrastructure purposes (water tower – 
reservoir) and is also heritage listed. This lot has never been intended for residential 
land uses. 

 The small southern Crown land Lot 1 DP 1200869 is a bushland site that is 
approximately 82sqm in size. This lot is considered too small to support low density 
residential development. This lot is also bounded by the heritage listed Sydney Water 
Tower-Reservoir to the north and the State Park to the east and west. Any residential 
development on this lot would have negligible impact on the overall supply of housing 
needs. 
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Q6(b)(2) Ministerial Direction 6.2 -  Reserving Land for Public Purposes 

 
This direction applies as the Planning Proposal seeks to reserve land for public purposes via the 
proposed RE1 (public recreation) and SP2 (Infrastructure) zones. This requires approval of the 
relevant public authorities and the Director-General of the Department of Planning and Industry 
(or an officer of the Department nominated by the Director-General). 
 
(1) The objectives of this direction are: 

a) to facilitate the provision of public services and facilities by reserving land for public 
purposes, and 

b) to facilitate the removal of reservations of land for public purposes where the land is no 
longer required for acquisition. 

 
(4) A planning proposal must not create, alter or reduce existing zonings or reservations of land 

for public purposes without the approval of the relevant public authority and the Director-
General of the Department of Planning (or an officer of the Department nominated by the 
Director-General). 
 

Other requirements apply at paragraphs (5)-(7) in respect of when a Minister or public authority 
may request that Council reserve land for a public purpose and in other circumstances where 
the land is to be acquired under Division 3 of Part 2 of the Land Acquisition (Just Terms 
Compensation) Act 1991.  
 
The Planning Proposal seeks to rezone certain Crown Land and Sydney Water owned land 
from R2 (low density residential) to RE1 and SP2 zones.  The Planning Proposal does not 
involve the reservation of land and does not involve changes to the WLEP2011 Land Acquisition 
Map.  
 
Preliminary feedback from Sydney Water supported the proposed rezoning of Lot 1 DP 835123 
(water tower – reservoir) from R2 to SP2. Sydney Water also welcomed the opportunity for 
Council to acquire Lot 1 DP 710023 (bushland site) at an agreed value based on the proposed 
RE1 zoning, so that it could be incorporated into the State Park. Sydney Water does however 
note that RMS has earmarked this site for potential acquisition for the Beaches Link Tunnel.  
 
Preliminary feedback was sought from the Department of Industry - Land and Water (DI) 
however no response had been received at the time of writing of this report. 

Preliminary advice from the Department of Planning and Industry is that statutory consultation 
with the Crown Land Office and Sydney Water would likely be a condition of any Gateway 
Determination to seek compliance with the Ministerial Direction.   
 
  



 

  ATTACHMENT 1 
Planning Proposal 

ITEM NO. 12.2 - 28 MAY 2019 
 

148 

Section C – Environmental, Social and Economic Impact 

Q7. Is there any likelihood that Critical Habitat or Threatened Species, Populations or 
Ecological Communities, or their Habitats, will be adversely affected as a result of 
the proposal? 

 
The studies and mapping outlined and discussed in the sections above provide evidence that 
the subject lots contain important core habitat for local native species including many threatened 
species and their habitat. The land is also likely to function as an important wildlife corridor, 
connecting Manly Dam to Garigal National Park. 

The subject lots have the following biodiversity values: 

 Mapped as “Priority Habitats” (coloured green) within the Connected Corridors for 
Biodiversity project by Southern Sydney Regional Organisation of Councils in December 
2016; 

 The subject lots are part of the “Middle Harbour Valley” habitat area which is mapped as 
the highest fauna habitat ranking. Middle Harbour Valley is only one of 13 fauna habitat 
areas mapped as the highest ranking within the Sydney Metropolitan; 

 Mapped as having “Biodiversity Value” under the Biodiversity Conservation Act 2016 due 
to “threatened species or communities with potential for serious and irreversible impacts”; 

 Connectivity values between Manly Dam Reserve and Garigal National Park; 

 The subject lots all contain intact native bush, all mapped as native plant community 
types; 

 At least four (4) threatened species have already been recorded within Lot 1 DP 835123, 
and; 

 The immediate locality is known to contain at least thirty (30) threatened flora and fauna 
species. 

 
To date, no comprehensive biodiversity study has been undertaken across all of the subject 
lots, and within the broader Manly Dam Reserve. A Biodiversity Study of Manly Dam Reserve 
would build on the information suggesting very high biodiversity values. 
 
The proposed RE1 and SP2 zones will introduce new zone objectives and land use 
permissibility that will better protect the local flora and fauna and their habitats compared to 
permissible development under the current R2 zone. No adverse effects on critical habitat or 
threatened species, populations or ecological communities, or their habitats are likely as a result 
of the proposal.  

Q8. Are there any other likely environmental effects as a result of the Planning Proposal 
and how are they proposed to be managed? 

Council's Bushland & Biodiversity team has assisted in the preparation of the Planning Proposal 
and confirms that the likely environmental effects of the planning proposal will be to better 
protect manage and restore the public lands ecological, scientific, cultural or aesthetic values.  

The Planning Proposal supports the following environmental considerations: 

Biodiversity Impacts 

The studies and mapping outlined and discussed in this Planning Proposal provide evidence 
that the subject lots are highly likely to contain habitat for local native species including 
threatened species, and are also likely to function as an important wildlife corridor, particularly 
for local native species.  
 



 

  ATTACHMENT 1 
Planning Proposal 

ITEM NO. 12.2 - 28 MAY 2019 
 

149 

Scenic Protection 

The State Park is highly valued for the scenic beauty of its natural bushland environment. The 
proposed RE1 and SP2 zones would preclude future residential development on the subject 
land which would intrude into the Park's visual catchment, and/or skyline, detracting from the 
Parks natural aesthetic appeal. 

Water Quality of Manly Dam 

The subject land drains into Manly Dam which is valued by the community for its high water 
quality and recreational uses. The proposed RE1 and SP2 zones would minimise potential 
residential development impacts such as fertiliser use and uncontrolled or polluted stormwater 
runoff from impacting the water quality of Manly Dam. 

Q.9 Has the Planning Proposal adequately addressed any social and economic effects? 

 
The proposed RE1 and SP2 zones will protect the social value of the subject lots and 
surrounding land. The land is valued socially for:  

 Public recreation; 

 Bushland environment - aesthetic / scenic beauty; 

 A place of remembrance –  Manly Warringah War Memorial; 

 Manly Dam Water Catchment; 

 Ecological Value - providing potential and known habitat for hundreds of local native 
species;  

 Scientific Value – providing potential habitat for state and Commonwealth listed 
threatened species; 

 European Heritage Significance (as detailed in Section B);  

 Opportunities for educational activities and community engagement programs; 

 Public infrastructure with regard to the Sydney Water Tower/Reservoir. 
 
The subject lots contain locally and regionally significant environmental features with intact 
bushland and heritage significance which should be protected and conserved, to be enjoyed by 
many future generations via the proposed RE1 and SP2 zones.  
 
The subject land has also been identified as containing Aboriginal Heritage Significance as 
detailed under Section B above. Consultation with the NSW Aboriginal Heritage Office is 
required following a Gateway Determination to ensure any social impacts of the Planning 
Proposal are adequately addressed in this regard. 
 
No economic impacts are envisaged as a result of the Planning Proposal.  
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Section D – State and Commonwealth Interests 

Q10.  Is there adequate public infrastructure for the Planning Proposal? 

 
Yes, the proposed rezoning to RE1 and SP2 zones is supported by adequate infrastructure. 

Q11. What are the views of State and Commonwealth Public Authorities consulted in 
accordance with the Gateway Determination? 

 
The Planning Proposal is being prepared in accordance with consultation guidelines and 
provisions prepared by the Department of Planning and Industry and all statutory consultation 
will occur in accordance with the requirements of any future Gateway determination.  
 
The following State Government Agencies are proposed to be consulted following a Gateway 
Determination to proceed with the Planning Proposal: 

 The Department of Industry – Land and Water (Landowner – Crown Land)  

 Sydney Water (Landowner) 
 Roads and Maritime Services (RMS) (Regarding implications for the Beaches Link 

Tunnel)  

 Aboriginal Heritage Office (Regarding the land being identified as Aboriginal Potential 
Area 1 and within 100 metres of an Aboriginal site) 

 
Preliminary feedback from Sydney Water (Attachment 2) and RMS was provided and 
considered as follows: 

Q11(a) Sydney Water - preliminary feedback 

 
Regarding Lot 1 DP 835123 – Water Tower (Reservoir), Sydney Water:  

 Supports the proposed rezoning from R2 (Low Density Residential) to SP2 (Infrastructure) 
as the lot contains an operational water reservoir and its primary purpose is to provide 
water infrastructure.   

 Does not support a rezoning to RE1 (Public Recreation) because the lot features an 
operational water reservoir and public access is prohibited. The lot does not provide any 
opportunity for public recreation. 

 
Regarding Lot 1 DP 710023 – Bushland Site, Sydney Water: 

 Welcomes the opportunity for Council to acquire the property at an agreed market value 
based on the proposed RE1 zoning, so that it can be incorporated into the Manly Warringah 
War Memorial State Park and be under Council’s control and management. 

 Notes that the land is surplus to Sydney Water requirements and its sale was postponed in 
2015 after Council and the community raised concerns. 

 Notes that RMS has earmarked this lot (and part of Lot 1 DP835123) for acquisition as part 
of the Beaches Link Project (refer to Page 41 of the Beaches Link Project Update, RMS 
August 2018). 

 Notes that prior to finalising the Planning Proposal, Council may like to consider the impact 
of the Beaches Link Project and the likely boundary changes that will result from the 
proposed RMS acquisition. 

 
 
 
 
 

Consideration:   
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Support for the proposed SP2 zoning of Lot 1 DP 835123 (Water Tower -Reservoir) is noted. 
 
Sydney water does not appear to object to the proposed RE1 (Public Recreation) zoning of Lot 
1 DP 710023 (Bushland Site) subject to acquisition. It is noted here that in order for land to be 
included in the State Park it must be owned by the Crown under the Crown Lands Act 1989, 
therefore, the ideal future outcome for this land would be for the lot to be rezoned RE1 (Public 
Recreation) and owned by the Crown (not Council), for incorporation into the State Park. 
 
Sydney Water’s reference to the Beaches Link Project is discussed under RMS consultation 
below. Rezoning to accommodate potential boundary changes relating to the Beaches Link 
Project falls outside the scope of this Planning Proposal. 

Q11(c) Roads and Maritime Services  

 
Council has had preliminary telephone conversations with RMS regarding the proposed 
rezoning of the six (6) lots to a combination of RE1 and SP2 zones. 
 
RMS has given preliminary feedback that the proposed RE1 and SP2 zones would not have any 
adverse implications for the Beaches Link Tunnel Project as these works could be undertaken 
via SEPP (Infrastructure).  
 
For more details on the Beaches Link Project refer to Section B of this proposal.  
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Part 4 – Maps 
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Map 15 Current and Proposed Land Zoning Map under WLEP2011  
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Map 16 Current and Proposed Height of Building Map under WLEP2011  
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Map 17 Current and Proposed Lot Size Map under WLEP2011  
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Part 5 – Community Consultation  
 
Council proposes to place the Planning Proposal on public exhibition for a minimum period of 28 
days, consistent with Council’s Community Engagement Policy including: 
 

 A public notice in the Manly Daily notifying of the public exhibition; 

 Notification in writing to affected and adjoining landowners  

 Notification of key stakeholders, including but not limited to the Manly Warringah War 
Memorial State Park Advisory Committee.   

 Electronic copies of the exhibition material on Council’s website.  
 
The Gateway determination will confirm the public consultation that must be undertaken. 
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Part 6 – Project Timeline  
 
Task Anticipated timeframe 

Referral to Department of Planning and Industry for Gateway 
determination 

June 2019 

Issue of Gateway determination July 2019 

Government agency consultation (if required) August 2019 

Public exhibition period  September 2019 

Consideration of submissions November 2019 

Report to Council to determine Planning Proposal December 2019 

Submit Planning Proposal to the Department of Planning and 
Industry and Parliamentary Counsel for LEP drafting and 
publication 

January 2020 

Table 4 Project Timeline 
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Part 7 – Delegation of Local Plan Making Authority 
 
When submitting a Planning Proposal for a Gateway Determination, Council is required to 
identify whether or not Council is seeking to be the local plan-making authority for the Planning 
Proposal. 
 
With regard to this Planning Proposal, Council seeks to exercise the function of local plan 
making authority, noting that the matter is of local significance.  
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Attachments 

Attachment 1 – Ministerial Directions 

Directions Applicable Consistent 

1 Employment and Resources 

1.1 Business and Industrial Zones NO N/A 

1.2 Rural Zones NO N/A 

1.3 Mining, Petroleum Production and Extractive Industries NO N/A 

1.4 Oyster Aquaculture NO N/A 

1.5 Rural Lands NO N/A 

2 Environment and Heritage 

2.1 Environment Protection Zones YES YES 

2.2 Coastal Management NO NO 

2.3 Heritage Conservation YES YES 

2.4 Recreation Vehicle Areas NO N/A 

2.5 Application of E2 and E3 Zones and Environmental Overlays in 
Far North Coast LEP’s 

NO N/A 

3 Housing, Infrastructure and Urban Development 

3.1 Residential Zones YES NO 

3.2 Caravan Parks and Manufactured Home Estates NO N/A 

3.3 Home Occupations NO N/A 

3.4 Integrating Land Use and Transport YES YES 

3.5 Development Near Licensed Aerodromes NO N/A 

3.6 Shooting Ranges NO N/A 

4 Hazard and Risk 

4.1 Acid Sulfate Soils NO NO 

4.2 Mine Subsidence and Unstable Land NO N/A 

4.3 Flood Prone Land NO NO 

4.4 Planning for Bushfire Protection YES YES 

5 Regional Planning 

5.1 Implementation of Regional Strategies  NO N/A 

5.2 Sydney Drinking Water Catchments NO N/A 

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

NO N/A 

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

NO N/A 

5.5 Development in the vicinity of Ellalong, Paxton and Millfield 
(Cessnock LGA) (Revoked 18 June 2010) 

NO N/A 

5.6 Sydney to Canberra Corridor (Revoked 10 July 2008 See 
amended Direction 5.1) 

NO N/A 

5.7 Central Coast (Revoked 10 July 2008. See amended Direction 
5.1) 

NO N/A 

5.8 Second Sydney Airport: Badgerys Creek NO N/A 

5.9 North West Rail Link Corridor Strategy NO N/A 

5.10 Implementation of Regional Plans NO N/A 

6 Local Plan Making 

6.1 Approval and Referral Requirements YES YES 

6.2 Reserving Land for Public Purposes YES YES 

6.3 Site Specific Provisions YES YES 

7 Metropolitan Planning 

7.1 Implementation of A Plan for Growing Sydney YES YES 

7.2 Implementation of Greater Macarthur Land Release 
Investigation 

NO N/A 

7.3 Parramatta Road Corridor Urban Transformation Strategy NO NO 

7.4 Implementation of North West Priority Growth Area Land Use 
and Infrastructure Implementation Plan 

NO NO 

7.5 Implementation of Greater Parramatta Priority Growth Area 
Interim Land Use and Infrastructure Implementation Plan 

NO NO 
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7.6 Implementation of Wilton Priority Growth Area Interim Land Use 
and Infrastructure Implementation Plan 

NO NO 

7.7 Implementation of Glenfield to Macarthur Urban Renewal 
Corridor 

NO NO 

Table 5 Summary of All Ministerial Directions 

 

Attachment 2 – Sydney Water Preliminary Consultation Response 
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Resident Submissions and Comments (TRIM 2019/167647) 

 

Ref. Key Word/ 
Summary 

Submission Details Comment 

166721 Height; Out of 
Character 

Building policies exist to limit the size of the 
developments, so why should the council permit a 
development to exceed the height restriction by 
2.5m?  Answer, it should not! The area is 
predominantly a residential area and with such a 
development would be out of character for the 
area. 

See Report ‘Assessment of 
Planning Proposal – Height of 
Building. The character of the 
area contains a mix of 
residential and non-residential 
building heights. 

132266 Height, scale 
and amenity; 
Density; 
Precedence  

This is an existing low scale residential 
neighbourhood. 8.5 is adequate for this area 11m 
is out of scale destroying the amenity of the 
existing neighbourhood, potential increase of 
density here is not warranted and is a dangerous 
precedent. I object to this proposal. 

See Report ‘Assessment of 
Planning Proposal – Height of 
Building. The proposed scale of 
development is generally 
consistent with the existing 
neighbourhood. 

132248 Height No to the height increase! See Report ‘Assessment of 
Planning Proposal – Height of 
Building. 

132260 Height  I would be strongly against increasing height to 
11metres. The 8.5 was put in place for a reason & 
therefore would be reluctant to change it. It could 
produce a flow in effect that is not needed in 
Narrabeen 

See Report ‘Assessment of 
Planning Proposal – Height of 
Building. The proposed site is a 
particular location adjoining  the 
town centre. 

157702 
& 
155845 

 

Parking 
congestion; 
process; 
precedence 

Having just been informed of this proposal my first 
request is an extension of the exhibition time and a 
wider consultation with neighbours to a wider 
catchment area from the bridge to the Ocean 
St/Pittwater Rd junction and also on the northern 
side of Pittwater Rd from the bridge to Mactier St. 

I represent the 250 members of the Manly 
Warringah Kayak Club located behind the 
Narrabeen ambulance station and adjacent to the 
rear of the Tramshed facing the lake. 

We have been in operation since 1983 and 95% of 
our members reside within NBC and participate in 
MWKC and Surf Life Saving clubs locally. 

The main concern is with regard to parking. 

The recent upgrade of the Berry Reserve car park 
and re-purpose to park and ride plus the 
redevelopment of the playground, Tramshed, 
restaurant and lake pathway has increased the 
demand for parking in the Narrabeen precinct to 
the point beyond capacity.  Each weekend and 
weekday sees the Berry Reserve Car Park within 
the Narrabeen shops precinct full to capacity.  The 
allocation of the 43 slots to Park and Ride by 
Transport NSW are full Mon-Fri and usually mostly 
empty on weekends. 

This new development will exacerbate the on 
street and car park parking issues in the Berry 
Reserve Car Park, Pittwater Rd and adjacent 
streets including Ocean St. The car ownership in 
the NBC area is approx. 2.7 car per dwelling 
according to ABS data is the highest in Sydney.  
This is due to poor transport options and a higher 

Submitter notified of further 
opportunities to comment should 
the proposal be progressed. 

Broad issues of parking 
associated with the Narrabeen 
Town Centre and the operation 
of the Manly Warringah Kayak 
Club discussed generally with 
the submitter. The proposed 
provision of onsite parking to 
accommodate traffic generated 
by the proposed development 
was noted. Opportunities for 
housing in close proximity to 
services and facilities including 
public transport also noted and 
an opportunity to minimise traffic 
and parking demands  
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income profile. 

The development will not have a requirement for 
2.7 cars per residence/commercial unit so there 
will be spill over to the Berry Reserve Car Park and 
the roadside car parking on Pittwater Rd and 
adjacent streets. 

Our usage of parking by members/NBC residents 
can be around 40-50 cars on a regular 
Saturday/Sunday morning as we conduct 
coaching, training squads, races every weekend of 
the year.  Unloading and loading of craft and 
families, Monday to Friday club members join 
squad training and juniors coaching sessions 
morning and afternoon.  The club boasts 15 
Olympians since formed in1983 plus we regularly 
compete at State/National and International events 
in Sprint, Marathon, Surf Life Saving, Ocean and 
Harbour racing etc. 

The new playground is extremely popular since 
completed with Mums and children attending 7 
days a week.  The basketball court and gym 
equipment has also been successful with high 
usage now.  The Narrabeen walkway attracts 
walkers and cyclists and picnicking families at un-
precedented levels.  The new Tramshed 
Restaurant also attracts patrons 7 days and nights 
a week.  Add to that the local shops and you can 
see there is much pressure on parking in the 
Narrabeen precinct.   

If the plan does not contain a realistic solution to 
parking then we don't support it.  250 members 
don't support it.   

Photos of the Berry Reserve Car Park over 
numerous recent days are available on request. 

Solutions could include onsite parking that greatly 
exceeds the LEP requirements.  Upgrading of the 
Berry Reserve car park to a multi deck parking or 
inclusion of an underground open car park in any 
development on this site. 

Also there should be additional Section 94 funds 
required to address this issue so the NBC rate 
payers are not burdened with the costs.  

Further Submission:  A viewing of the traffic and 
parking plan for this development shows only 86 
parking spaces allocated for 60 units.  Total 
parking is 138 spaces.  This is insufficient.  The 
demands for on-street parking in the Albert St, 
Ocean St and Pittwater Rd areas means there are 
no places for visitors and additional residential 
parking on these streets.  This is exacerbated by 
the clearways on Pittwater Rd.  We would contend 
the total parking would need to grow to 200 and 
the residential spaces to 160.  The spill over of 
parking from the development is most likely to fall 
into the Berry Reserve Car Park which is already 
packed daily Mon-Fri and packed on weekends 
(except for the park and ride on weekends as 
people avoid the parking charges and the number 
of commuters drop).  Also a nil allocation for the 
cafe is silly thinking.  Even the staff need 
somewhere to park.   
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136648 Height; loss of 
character; 
precedence 

The maximum building height is there for a reason, 
to preserve the character of the suburb.  By going 
to the extra height, that translates to an extra floor 
on the proposed building structure. Narrabeen 
doesn't need tall buildings. It also sets a precedent 
and opens the door for future building height 
amendments. The limits for heights are there, 
abide by the rules. 

See Report ‘Assessment of 
Planning Proposal – Height of 
Building. The character of the 
area contains a mix of 
residential and non-residential 
building heights. 

162129 Traffic and 
Parking 

I oppose this development in its entirety. There is 
already too much traffic on Pittwater Road in the 
mornings and afternoons. Parking is an absolute 
nightmare across the road, it’s always full 

Onsite parking is to provide for 
traffic generated by the 
proposed development. 

138124 Height; traffic 
impact 

I’m concerned that the proposed heights of the 
buildings are too tall, not in keeping with the 
current low rise area and will have an 
environmental and social impact. Also that this will 
open up the option of more high rise in this area 
that are not sustainable. Impacts on traffic also 
needs to be considered. 

See Report ‘Assessment of 
Planning Proposal – Height of 
Building. 

132251 Support I am in support of this submission. Noted 

162129 Detailed design 
pending future 
DA stage, 
compliance with 
aspects of the 
Master Plan 
sought 

The owners note that the two RFBs proposed on 
the southernmost lot, designated as 'B' and 'C' on 
page 38 of the GMU Report, are at this stage 
proposed to have three levels of residential units 
with the fourth level being attic storage. 

The owners note further the efforts made by the 
proponent to set back the bulk of the RFBs 6.5m 
from the boundary between the southernmost lot 
and 1290-1292, and for the fourth level to be set 
back a further 3m so as to reduce overshadowing 
and the bulk and scale of the development.  

However, it is acknowledged that the fine details of 
the proposed RFBs will not be known until the DA 
stage in relation to these properties, and that the 
GMU Report shows an indicative masterplan only 
that may be subject to change. 

As such, this joint submission made on behalf of 
the five owners does not object to the proposal, 
noting that three-level RFBs would already be able 
to be approved on the lots the subject of the 
proposal with the current 8.5m height of building 
control. The owners will not experience any 
amenity impact through the adding of the proposed 
additional uses to the lots, particularly given that a 
number of owners are patients of Dr Bernard's 
medical centre on Albert St (or have family or 
friends who are) and do not oppose the expansion 
of that practice. 

The owners wish it known at this stage that the 
express statement not opposing the proposal 
contained in this submission above is made after 
careful consideration of the indicative masterplan 
in the GMU Report. The proponent is to be 
encouraged to adhere to this masterplan as closely 
as possible in subsequent development stages so 
as to allow for sufficient landscaping along the 
southern boundary of the lots and to ensure that 
the private open spaces for the units in RFBs 'B' 
and 'C' will have oblique viewing angles into the 
private open spaces of 1290-1292 minimised, if not 
eliminated, through screening measures. Again, 
the owners concede that these submissions ought 

Certain site specific 
development guidelines and 
controls are proposed to 
accompany the Planning 
Proposal as detailed in the 
Report. These DCP controls will 
guide the preparation, 
assessment and determination 
of future development. 

In relation to the need for 
sufficient landscaping along the 
southern boundary of the lots 
and to ensure that the private 
open spaces for the units 
proposed DCP controls are to 
include deep soil planting to 
accommodate appropriate 
planting for screening purposes 

Similarly, concerns regard fourth 
level attic storage space being 
converted to a fourth level of 
residential units at the DA stage 
as also addressed in proposed 
DCP controls. 

Whilst environmental 
sustainable initiatives are 
supported and may be 
accommodated under the 
applicants indicative 
redevelopment plans, further 
consideration of detailed 
construction and operation 
measures are outside of the 
scope of this proposal. 
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properly be made at the DA stage, but wish to 
have these concerns noted from the outset. 

The owners have considered the possibility of the 
fourth level attic storage space being converted to 
a fourth level of residential units at the DA stage, 
and trust that the proponent will adhere to the 
indicative masterplan in the GMU Report 
(specifically in the form detailed at pp. 36-38). 

The owners also encourage the proponent to 
consider progressing this development as a 
lighthouse of ecologically sustainable RFB 
construction and operation, with the adoption of 
construction measures detailed in such standards 
as 'Passivhaus' and the 'Living Building Challenge', 
and with emission offsetting measures such as 
solar panels on all roof areas and batteries 
provided to the commercial and residential 
properties as a minimum. 

Finally, the Owners Corporation as a whole asks to 
be engaged in this process as it progresses, as 
there are measures that could be taken 
immediately upon approval of the proposal (such 
as the commencement of planting along the 
southern boundary of the lots and the timing of the 
construction of the new boundary fence) that the 
Owners Corporation would like to coordinate 
directly with the proponent. 

The owners endorsing this submission thank 
Council for the opportunity to comment on this 
proposal. 

132241 Height I have confidence that the council went through a 
lot of submissions/rezoning before deciding on a 
maximum development height of 8.5m. Apart from 
increasing the return to the developer this proposal 
to increase the height limits by almost 30% will 
lead to increasing demand for further higher 
buildings. If the council does not wish to stick with 
the height limits why set them and have a 
development plan? 

See Report ‘Assessment of 
Planning Proposal – Height of 
Building. 

136562 Traffic and 
Parking 

The proposal to add 2 Albert st and the 
construction outlined in it does include a traffic 
management plan.  However, there are flaws in it 
that can be misleading.  Pittwater Road does not 
allow parking south of Waterloo st heading towards 
Manly as stated.  It is a clearway at all times for a 
large section that goes beyond the shopping strip. 
The North side only allows parking at the times 
specified.  The commuter parking on that North 
side has restricted the amount of parking for local 
shoppers and the Woolworths carpark is already 
frequently congested. I disagree with the statement 
that the 60 planned residences will not have an 
impact on traffic in surrounding streets.  Albert St is 
one way at the Pittwater Rd end which means 
traffic must flow onto Lagoon St.  It is already very 
difficult to make a right hand turn there. 
Alternatively, traffic can go in the short street 
parallel to Pittwater Road but that leads on to 
Waterloo St. Traffic there is already backed up to 
beyond the first roundabout at times so it is logical 
that the apartments will add to that. The Traffic 
Management survey uses data from 2015.  Since 
then many apartments have been built along 
Pittwater Rd, Narrabeen so I fear the data is not 

Details of existing parking 
controls in streets including 
clearway provisions are noted. 
Similarly the one way 
restrictions and levels of 
congestion are noted.  

Should the proposal be 
progressed the Traffic 
Assessment as reported will be 
further discussed with the 
applicant in the light of this 
submission. In particular the 
need to update 2015 traffic data 
will be reviewed by Council’s 
Traffic Engineer and any revised 
assessment will be reported in 
future public exhibitions that are 
committed should the project 
progress to that stage.  
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showing an accurate picture. For these reasons I 
am not in favour of the proposal. 

138131 Density, Parking 
congestion, 
Flooding Risk 

As a nearby resident I am deeply concerned with 
the impact this increase in housing density would 
have on the area. Parking in this area is already 
very difficult and this proposed development does 
not adequately supply parking for the housing 
element let alone the commercial component. 
Given in the flooding risk I would be concerned if 
parking was below sea level. I strongly oppose the 
development proposed in its current form. 

Onsite parking is to provide for 
traffic generated by the 
proposed development. 

138137 Parking & 
Density 

I disagree with this development proposal. Needs 
more parking and less units. 

Onsite parking is to provide for 
traffic generated by the 
proposed development. 

138124 Height impacts 
(amenity – solar 
access, privacy 
& view; Traffic 
congestion and 
safety 

I am concerned about the height of the proposed 
building.  I am concerned about the proposed 
building creating/casting shadow over my unit 
which already faces south.  The proposed height of 
the new units would also allow the people in the 
higher units access to look down into my courtyard 
therefore greatly restricting my privacy.  I am also 
concerned about the amount of extra traffic which 
would enter and exit through Albert Street.  The 
street is only 3 lanes wide and has cars parked on 
both sides of the street which allows for only one 
lane of moving traffic at any one time.  During 
summer the area has a greater vehicle movement 
due to its vicinity to the beach.  On a regular basis 
there are also Sydney buses which either park or 
idle for some time outside the seashells property in 
Albert Street in a no standing zone.  This extra 
traffic and the Sydney buses would create so much 
extra traffic in Albert Street due to the fact there is 
no access to Pittwater Road.  There are also many 
residents of Furlough House who use walking 
aides or wheelchairs.  The greater amount of traffic 
coming from the proposed development 
would/could create a danger for the residents.   

I understand that this development will be going 
ahead, but I personally would like it to be possible 
one storey shorter in height  particularly in Albert 
Street. 

See Report ‘Assessment of 
Planning Proposal – Height of 
Building. 

Onsite parking is to provide for 
traffic generated by the 
proposed development. 

165888 Height impacts 
(amenity – solar 
access, privacy 
& view; 
consistent 
policy) 

After careful review and consideration of the 
Planning Proposal, we support amending the 
WLEP 2011 amendment to make the following 
land uses permissible on part of the site: a 
“medical centre”; “commercial premises”; and 
“shop top housing”. However, we oppose the 
proposed amendments to WLEP 2011 to change 
the maximum height standard that applies to the 
whole of the site from 8.5m to 11m.  This change 
would considerably impact our unit and potentially 
devalue the financial value of the overall building 
complex. Our key reasons for opposing the 
increase in height for the site are:  

1. LOSS OF SOLAR ACCESS, OR SUNLIGHT, 
TO OUR LIVING SPACES  Buildings to a height of 
8.5m will block sunlight to the living spaces on the 
eastern and northern sides of our unit during 
periods of the day.  Increasing the height to 11m 
would increase the length of time our apartment is 
in shade, as well as potentially reduce the direct 
sunlight to the living spaces on the north/west side 

See Report ‘Assessment of 
Planning Proposal – Height of 
Building. 

The impact of the proposal in 
relation to the potential shadows 
that may be cast to 
neighbouring properties is 
assessed to an appropriate level 
of detail in the applicant’s 
submission including the 
provision of indicative shadow 
diagrams. While detailed 
assessment of  amenity effects 
on adjoining residential cannot 
be fully determined until more 
detailed DA design is prepared 
a variety of measures are 
recommended in conjunction 
with the Planning Proposal to 
reduce the extent of the height 
as proposed and incorporate a 
range of site specific DCP 
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of our unit.   

2. LOSS OF PRIVACY AS A RESULT OF SIGHT 
LINES OF THE BUILDINGS PENETRATING OUR 
PRIVATE SPACES.  Buildings to a height of 11m 
potentially increases the total number of dwellings 
on the site, and this results in an increase in the 
number of sight lines which penetrate the living 
spaces on the eastern and northern and north/west 
side of our unit.   

3. LOSS OF VISTA OUTLOOK FROM OUR 
LIVING SPACES Buildings to a height of 11m will 
decreases our sites lines to vistas such as 
plantings and sky lines, which we currently enjoy.   

4.COMMUNITY SUPPORT FOR LOWER HEIGHT 
DEVELOPMENTS Our view on the ideal height of 
building developments is consistent with the 
current height policy for Narrabeen, that 8.5m is an 
appropriate height for buildings in our area.    

controls to improve amenity, 
private open space and privacy. 

157696 Traffic and 
Parking; Height 

Albert Street Narrabeen is a traffic bottleneck.  Any 
planning proposals would require significant 
thought regarding off street parking for guests, 
clients etc. of the proposed development of these 
sites, there should be no allowance given for street 
parking as there is NONE.  

Height increases would require setbacks to not 
impede sun, views and open space living already 
afforded to the adjoining and closely related 
properties. I do not want this unique lovely area 
turned into a duplication of Dee Why which can 
only be described as ‘appalling over planning gone 
mad’.   

See Report ‘Assessment of 
Planning Proposal – Height of 
Building. 

162128 Negative impact 
and density and 
congestion  

This is a terrific idea. There are way too many 
people around as it is, all you’re doing is clogging 
up the roads even more and just worried about 
money and not how you’re affecting the community 
by just added more apartments everywhere. 

The location of housing strategic 
located locations near services 
and transport is supported 

162132 Negative 
impact; 
Importance of 
roads and 
infrastructure 

This will have a negative impact on the community. 
I wish the council and governments would 
redevelop roads and infrastructure as quickly as 
they redevelop housing. We are choking! 

Consideration is made for future 
infrastructure commensurate 
with the proposal. 

165882 Process I would like to question the proposal. I have just 
returned from overseas this morning and am not 
able to have my say at short notice especially 
given the time and resources that have gone into 
this proposal 

Submitter advised that should 
Council resolve to proceed to 
Gateway with this proposal 
further opportunities will exist to 
comment of the proposal 
including a further public 
exhibition period 

166721 Traffic; Safety While I have no objection to the proposal itself I am 
very concerned about the traffic flow out onto 
Ocean St from Albert St. I have petitioned in the 
past to have speed bumps placed along Albert St 
to reduce the constant speeding along that street 
but to no avail. The extra traffic flow from the 
proposed development will only enhance the very 
real possibility of a fatality in the future. As you are 
aware Furlough House is on Albert St with 
constant pedestrian traffic of elderly people all day 
from that complex. One recommendation I would 
suggest is making the one way from Pittwater Rd 
into Albert St to a two way from Albert St to 
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Pittwater Rd. This would reduce the traffic flow 
considerably. Also the entrance from Albert St onto 
Ocean St is extremely dangerous as a view to the 
right is severely restricted by Norfolk Island Pines. 
Extra traffic will only back up down Albert St due to 
the long delays from Ocean St traffic. 

166294 Traffic; Safety; 
Density; Height 

This is an objection to the above extreme 
development. I cannot believe you would allow so 
much traffic in what is virtually a one way street.  
Drivers will try to drive out of Albert Street to avoid 
going through traffic lights. There are many elderly 
people living in this Street. Furlough House has 
many people on electric scooters and walking 
frames who cross the road slowly.  

I have rung the Council before in relation to the 
many near misses I have witnessed of cars turning 
right from Albert Street into Ocean Avenue.   

The Council just could not possibly justify such a 
large development.  It is way too high and too 
many units. Dee Why and the back of Warriewood 
are bad enough.  We no longer go anywhere on 
Saturdays because the traffic is horrendous. 

I hope you will consider the consequences of such 
a large development and the resultant disruption in 
the area which will not stop when it is completed 
because of the dangerous traffic conditions. 

Consideration is made for future 
infrastructure commensurate 
with the proposal. In particular, 
the potential traffic generation 
arising from any future 
development is to be provided 
on site under DA assessment. A 
reduction to the number of 
kerbside driveways may have 
the potential to minimise 
pedestrian / vehicular conflicts.  

Matter of concern in relation to 
existing issues of concern are to 
be further considered by 
Council’s Traffic Team.   

165890 Tree protection; 
Construction, 
Safety ; Amenity 

We resident of Furlough House (signatures 
attached) have many concern about the above 
planning proposal. 

The heritage Ficus hillii has the typical large ficus 
root system and we see evidence of the huge roots 
in our gardens. We love this tree and would hate to 
see it compromised. However, the proximity of the 
proposed building must mean that many roots will 
be destroyed (roots of these trees can extend to 
more than 50m). The radiating roots provide 
mechanical support to the tree. If anchorage is 
poor then long term stability of the tree, especially 
during storm events, would be compromised. The 
12m setback it would seem insufficient to keep the 
tree stable. 

At Furlough House sink holes often develop after 
rain, some of them large. The height water table 
must make the building of underground car parks 
difficult, as evidenced in other parts of the Northern 
Beaches. 

We take out lives in our hands driving out of 
Furlough House towards the park surrounding the 
Narrabeen Surf Club. Please note that the building 
in the western border of Furlough House receive 
most of their light and sky views from the west, and 
have no view of the park or coast. 

We are all pensioners at Furlough House, many 
Returns Service Personnel. We value our peace 
and our relaxed living and would find it extremely 
difficult to live next to a development site. Most of 
us have no resources to take time away if we 
become distressed with development noise or 
added noise form the increased resident 
population. 

In relation to the existing Ficus 
hillii (Hills Fig) tree Council’s 
Landscape Architect advises 
this tree ‘… provides significant 
landscape amenity for the site 
that provides visual and physical 
separation between the 
proposed development and 
existing neighbouring 
developments. The existing 
canopy spread of the tree 
appears to be predominantly 
contained within the 12m 
setback area in an EW direction. 
The NS open space area 
remains at approximately 18m. 
This area of 216sq.m is a large 
area providing sufficient soil 
volume to ensure the retention 
of the tree. Any tree root loss for 
basement excavation will be of a 
minor impact to the health of the 
tree. Typically, this species is 
well suited to loss of minor 
roots, subject to root cut 
treatment, and is a species that 
exhibits new root growth 
following such minor root loss. 
In summary, without detailed 
analysis through arboricultural 
investigations, the 12m setback 
is sufficient for the trees’ 
retention, based on canopy 
spread.  

In relation to future 
redevelopment of the site the 
Planning Proposal does not 
impact on the need for 
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 appropriate basement 
construction techniques and 
best practice in site 
management during 
construction. Such matters will 
be address at any future DA 
stage. 

148159 Future 
landuses; 
Traffic; Amenity; 
Construction 

My overall comments on the Planning Proposal 
(and support) and associated documents are 
based on the state criteria and the following 
qualifications: 

Residential uses will preclude short-term 
accommodation i.e. Airbnb or the like; 

The current commercial uses will continue to 
operate at the 1300 Pittwater Road site in 
conjunction with the medical facilities and may 
possibly be expanded in a small way to include 
other reasonable uses, such as a café;  

Future commercial uses to be considered are: 
Funeral services; Accountants/ financial advisers; 
Solicitors; Real estate agents/property services; 
Architects/ building consultants. More traditional 
lower ground floor facilities such as banks, 
Australia Post, travel agents and the like. 

Confirmation that non-residential occupations 
anticipated in the heritage property at 2 Albert 
Street will PRECLUDE uses such as cafes, 
restaurants, bars or other uses that generate noise 
and activity outside the traditional 8.00am – 
6.00pm, Monday to Friday commercial times. 

Carpark access will be restricted to Albert Street 
and directly opposite Lagoon Streets western 
footpath. Access to the basement parking (roller 
door, boom gate etc.) will not generate noise that 
would affect adjacent residential properties. 

If Council grants approval for this Planning 
Proposal, future Development Applications 
submitted by the proponent, its agents or future 
owners are to be submitted in strict accordance 
with Planning Proposal as submitted and my 
qualifications listed above. Too often, 
owners/developers take Planning Approval as “the 
starting point” and seek amendments/increases 
with the following excuses being typical: “The 
market has changed and additional building height, 
apartment numbers, car spaces, commercial space 
or change of uses are required to make the 
development financially feasible” or “In order to 
provide Council and the community with a better 
urban/ architectural outcome, significant changes 
are necessary”. 

Future approvals for construction will include 
Council usual restrictions as to construction hours 
and significant bonds be in place ensuring 
construction start/completion dates to alleviate 
cleared or excavated sites sitting dormant. Based 
on the above, I support the Planning Proposal. 

Issues in relation to short term 
accommodation are board policy 
issues for Council and cannot 
be adequately addressed in site 
specific re-zonings. 

The proposal does not 
distinguish certain commercial 
uses to the degree sought in this 
submission and future changes 
of use are not a matter for this 
application. E.g the trading 
hours for cafes will be subject to 
specific DA requirements. 

In relation to any future 
redevelopment of the site the 
Planning Proposal does not 
impact on the need for best 
practice on site management 
during construction. Such 
matters will be addressed at any 
future DA stage. 
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