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F. Meeting Specific Objectives of PBP.

Ihave also measured the John Travers report and Planning Proposal against the speclfic objectves for
residential (and ruralresidential) subdivision (Chapter S of P8P 2019). The assessment of compliance
against these Specifc Objectives are set out n the Table 1 below.

Table 1: Patvegarang Compliance against PBP Specific Objectives.

Yes Although the JOHN TRAVERS Report has
dentifed key pinch points, these are
addressed largely through APZsat key
points. Creek increases perimeter but
not bottlenecks.

Partial  The proposal includes a rainage lne to
the north which s to be managed land
for the current concept plan. The
southern extension ofthe creek, does
notinclude a perimeter road.

Yes No specific areas ofrdge tops or sadles
readily identifiabl. Heath i upsiope of
housing.

Yes APZ5 e designed to achieve 2 BAL29 or

less outcome. APZsfor seniorsiving
could be achieved in the north near
Forest Wa.

Yes Community tite arrangements will
facltate this outcome.

Partill  Access arrangements facltates
movement away from bushfire threat.
One perimeter road (south) is notfully
Integrated into the proposal at this stage.
Slipway rom Morgan Road to Forest Way
asignificant enhancement. A DA
assessment would need to consider the
merits of the perimeter road

Yes Generall satisfactory and access to fire
tails maintained. Southern perimeter
road o be addressed at DA sage.
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‘ensure the provsion of an adequate. ‘Assumed Sydney Water can supply

supply of water and other services o adequate water see comments in JOHN

facltate effective firefighting TRAVERS Report). Electricity to be:
underground.

. Conclusions.

In considering the overall trategic planning principls for the developmen, the following
conclusions can be made:

3)  Suitabilty of the land for development as R2, RE1 and C2 i the context of bush fire risk

The JOHN TRAVERS Report provides a comprehensive consideration o land use sultabilty aithough
does not directly address the RE2 and C2 ands as partof the overal ssessment. Athough the site is
considered suitable for residential development, the zoning (R2) i not considered appropriate for
some special ire protection developments such as schools,child care or hospitas. The planning
proposal does not consider commercialor retail uses.

Oneissue not adequately addressed is the future o the C2 lands and their ongoing management. It
s likely that some form ofrestricton to title r BCT agreement arrangement maybe required which
ncludes a fire management component. However, ths is not considered a barrer to development of
the proposed residentia and for, but rather an ongoing isk management arrangement.

b) Ensuring the development will comply with PBP.
In genera, much ofthe development wilbe capable of compliance with PP,

Water suppies is stilan uncertainty but appears o be resolvable, although water pressure and
‘quaniity needs to be confirmed. Gas should not be supplied to the area. Electricity does not appear
tobe a constrain.

In general, APZ can be contained within the development area, however ot sizs will need to be
larger in some areas close to creek ines and residual 2 lands to achieve the necessary setbacks. This
may have a flow on effect n elation o ot yields, but o the 450 dwellngs cap imit proposed.

In general,the access arrangements are appropriate and the provision of the lip way at Forest Way.
s 2 significant enhancement to access onto the main road nfrastructure. I i hard to envisage any
beter arrangements to faciltate movement out of the area. Notwithstanding this, there are st
challenges in meeting the requirements for perimeter roads in all areas. In paticular, the section in
the south-west of the site, needs to be resolved in any future DA approval. Brdges and road
Ifrastructure across creeks need to be practical and economically feasile. Note that perimeter
roads willneed to be 8m wide, kerb to kerb.

) Minimizing reliance on performance solutions.

The JOHN TRAVERS Report provides some preliminary calculations of adiant heat fo key elements.
of the development. These provide some confidence n relation tothe future need for not requiring
performance-based solutons. These calculations should not however be seen as being relied upon,
in reltion to the establishment of APZs.
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One area which needs clarty, i the southern perimeter road, which indicates 100m distance. This s
a sultable arrangement, and will rquire ongoing maintenance by the community. However, ths also
needs 10 b interpreted as no builings being permitted. A better outcome would be to bring the
perimeter road further south (subject to topographicalconsraints) and providing a larger lot size
with management on-site by residents and the community.

) Providing adequate infrastructure associated with emergency evacuation and frefghting
‘operations.

The provision of water and roads has been discussed above. With a community tie arangement, it
isalso possble to provide enhanced emergency procedures through a bushfire emergency and
evacuation plan for the community. This should form part of any future DA consideration.

The road layout, sublect to perimeter roads, can be effecively used for evacuation and irefighting.
The isk assessment in the JOHN TRAVERS Report ndicates that evacuation and firefighting
operations are not hampered.

) Faciitating aporopriate ongoing land mar ractices,

The proposed use ofland under the planning proposal for residential development does not address
ushfire management specificlly. The planning proposal will not impact or impede existingfire tral
access and the retained C2 lands could be subject to enhanced bushfire management within
biodiversity thresholds. Some future realignment of the rail may be warranted but for conceptual
purposes s reasonable.

H. Summary.

The purpose of the peer review was to provide an opporturity for fresh considerations by a bushiire
professional, which can provide some confidence of the methodology, approach and conclusions in
relation to the Patyegarang Planning Proposal or th future development of 450 dwellings,
recreational lands and conservation lands. The review makes no judgement about the relative merits
of the different uses o the land, rather to provide an answer to the ollowing three questions:

2. Isthe ste suitable for the intended use as residential dwellings?
‘Overal the removal of areas of native vegetation will acitate residentia use, however, the

extension of the creek in the south-west has the potential to bring some threat o the subdivison.
The provision of APZS are strategic, compiiant and well located.

b. Wil occupants be able to safely evacuate inthe event of  bushfire?

In general, occupants will have good access out of the development from Morgan Road to Forest
Way. The internal road network s also generallysatsfactory. The lack o perimeter roads in the
South-west of concept plan s an area requiring some further improvements subject o cost and
topographical constraint. This would need to be addressed at a future DA and may resultn the loss
of some developable land

. Does the current proof of concept plan comply with PB 2019, or can be reaonab!
made to comply at DA stage?
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The concept plan generally complies with P8P 2015, however, there are two areas requiring some
attention. Firsty, the provision o perimeter r0ads n the south-west s a deviation from the
provisions of PP 2019, Secondly,confirmation at  siable time by Sydney Water of the provision of
adequate water supplies to the site.

The second of these issues is notin my view an absolute constraint to the planning proposal due to
ertical component of any future urban development o the site.

Note: A reference to the JOHN TRAVERS Reportis a reference to the report dated 14
February 2024 ttied: Strategic Bushiire Study: Patyegarang Planning Proposal, Morgan
Road Belrose (Ref, 18CR30)
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&ECOLOGY

OurRe: 18CRI9
12 August 2024

Juliet Grant
Execulive Director

Gyde Consulting

Level 6, 120 Sussex Street
SYDNEY NSW 2000

Re: Morgans Road, Belrose

I refer to your request of 1 August 2024 seeking confirmation that changes to the planning
proposal at Morgans Road, Belrose including proposed Draft Structure Plan, Draft Zoning
Plan, and Draft Minimum Lot Size Plan (dated August 2024) meet my suggestions setout in
my peer review of 23 February 2024. These are appended to this letter.

As previously discussed, the revised structure plan identiies additional areas of conservation
area (C2 zoned lands) along the classified creeks, an area of retained vegetation and the bulk
of the area for residentiallots as well as open space/asset prolection areas.

In relation to the current Draft Zoning Plan, | note that the RE2 zone along the Southern
boundary/interface with the R2 zone represents a clearer intention to that of the original Draft
Plan and as such provides greater certainty for the consideration of the Department of
Planning, Housing and Infrastructure.

On the Minimum Lot Size interfacing between the wester extent of the site and the central
area (east and west) of the main creek line better reflects and is more consistent with the peer
review discussed above. The new conceptual arrangement of 200 lots to the north of the
site and the larger 600 further to the south s also consistent with my previous advice on
the lot size amangemens for the subject planning proposal, from a bushfire profection
perspective. Lot sizes of 450m? form the bulk and central part of the development footprint.
Such an arrangement provides a progression of defendable lot sizes closer to the bushland
interface ransitioning o a more suitable higher density lot arrangements further away from
associated bushfire threats. It is noted that the final layout of any subdivision pattern will be
contingent on final topographical considerations and other site characteristcs.

Yours sincerely

Dr Grahame Douglas AM
Principal Bushfire Consultant - Travers bushfire & ecology

TBE Environmental Pty Ltd

ABN 85 624 419 870
raversecology.com au
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Peer Review of Strategic Planning Report by Mr John Travers for the
Patyegarang Planning Proposal.
A. Introduction.

Or Grahame Douglas has been engaged by Gyde Consulting to undertake a ‘peer review of the
Surategic Planning Report fr the rezoning of land at Morgan Road, Belrose referred t0 a5
Patyegarang prepared by John Travers (JOHN TRAVERS Repor). This peer review does not seek to
address a the details of the JOHN TRAVERS Report, however, identiies key decision-making Issues
for consideration of the Department, NSW Rural Fire Service and Planning Panel.

The Patyegarang Planning Proposal seeks to deliver up 10 450 dwellings and will:

« transfer the Site from Warringah Local Environmental Plan 2000 to Warringah Local
Environmental Plan 2011 and implement standard instrument z0nes

« secure dual occupancies as an additonal permitted use within the R2 low densty residential

 secure additional permitted uses within the RE2 Private Recreation zone to enable
‘environmental management works, stormwater services, APZ and bushiire works.

 utilties and servcing work where required.
 introduce maximum bulding heights (8.5 metres)
« introduce a range of smal, medium to large residential ot izes, and
« manage an appropriate number of dwellings based on the site capaciy.

The current proposal, post Gateway determination,identifies three land use zones being:

) R2 Low Density Residential which encompass residential development, roads, servicing,
‘open space and recreation areas and will be subject to a uture development application
process.

) RE2 Private Recreation — includes cultural heritage ites and riparian corrdors, a wel as
APZ5 0 be managed under community ite arrangements; and

€)' C2 Environmental Conservation which intends that no development occurring within these.

Inseeking this review, | have been asked this review to address the following issues:
2] 1sthe site suitable for the ntended use as residential dwellings?

) Wil occupants be able to safely evacuate i the event of a bushiice? and
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) Does the current proof of concept plan comply with PBP 2019, o can be reasonably made to
‘comply at DA stage?

In addressing these issues, this review makes no commentary on the environmental and/or cultural
values.

My other limitaton s that el on the traffic advice by JMT Consultng Trafic Enginers in relation to.
access and the slipway configuration from Morgan Road to Forest Way.

B. Post-Gateway Process
Miisterial Direction 4.3 provides that: “In the preparation of a planning proposa the relevant
planning authority must consult with the Commissioner of the NSW Rural Fire Serice fllowing.
recelpt of a gateway determination under section 3.34 of the Act, and prior to undertaking.
community consultation in satsfacton of clause 4, Schedule 110 the EPBA Act, and take nto.
account any comments so made”.

I effect, the planning proposal s required to comply with Plonning for Bush Fire Protection 2019
(P8P) and specifies some general principles regarding perimeter roads and asset protection zones.
(AP25). Other issues include general access, water, electricity and gas, as wellas landscaping and
emergency planning.
These are also addressed through the ‘Specific objectives' for residential/rural residential subdivision
(p.420f PBP) which are:
 minimise perimeters of the subdivision exposed to the bush fire hazard (hourglass shapes,
‘which maximise perimeters and create bottlenecks should be avoided);
minimise vegetated corridors that permit the passage of bush ire towards bulldings;
provide for the sitng of future dwelings away from ridge-tops and steep slopes, within
saddles and narrow ridge crests;
+ ensure that APZs between a bush ire hazard and future dwelligs are effectively designed to
‘address the relevant bush fre attack mechanisms;
 ensure the ongoing maintenance of APZS; provide adequate access from al properties to the
wider road network for residents and emergency services;
. provide access to hazard vegetation o faciltate bush fire mitigation works an fire
suppression; and
+ ensure the provision of an adequate supply of water and other services to faciltate effective
frefighting.

. Bush Fire Strategic Study.

Chapter 4 (Strategic Planning) f PBP sets out some ‘strategic princiles’ a5 well 2 the components
(252 minimum) for a Bush Fre Stategic Study.

The principles enunciated are:
. Ensuring land i sutable for development n the context of bushfre risk;
« Ensuring new development on BFPL, will comply with PS;
 Minimizing refiance on performance-based solutions;

2
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. Faciitating appropriate ongoing lond management pracices.
PBP goes on to indicate that inappropriate development should be excluded such as:
« The development area is exposed o high bush fire risk and should be ovoided;

« The development s kel to b difficult to evacuate during a bush fire due to it itng n the
landscope, access limitation, fire history, and/or size and scal;

« The development will adversely affect other bush fire protection strategies or lace existing
development at increased risk;

 The development s within an orea of high bush ire isk where densit of existing.
development may cause ssues for both existing and new occupants; and

« The development hos environmental constraints to th area which cannot be overcome.
The components of a bush fire strategicstudy which are dentified within PB 2019 are:

 Bush fire landscape assessment;

 Land use assessment;

o Access and egress;

* Emergency senvices;

« infrastructure; and

« Adjoiningland

A significant feature ofthe JOHN TRAVERS Report i the use of a isk assessment framework (using
'NERAG) which considers not ony isk, but the risk pre-development and post development, based on
the range of suitable and use types.

D. Proposed Risk Assessment Model (NERAG).

Although not wel recognized in NSW, the NERAG Guidelines provide a sound basis fo the.
consideration of rik fora range of natural hazards within the landscape. Attempts by Western
Australia for example, have attempted 10 use the NREAG, with mixed success. South Australain
contrast has used the NERAG in a ange of areas, incuding flood isk.

The JOHN TRAVERS Report, has, in my view, made a genuine attempt to apply these principles to the
current planning proposal. This s a significant advance upon the work of Meridian Urban and
Blackash, who have also reviewed the current proposal.

The chalienge for decision-makers only elate tothe relative merits of the potential ikelinoods and
consequences which give ise torisk. These are judgement cals, and unless a regulator/decision-
‘maker has abetter view, the relative weighting provided in the “Post Development Scenario”
represent best current knowledge.

Since ts finalization n 2001 (prior to this it was titled ‘draft’), Panning for Bush Fire Protection (1°
Edition), has developed design bushiire conditions, which in the subsequent two decades indicates
that fire weather conditions have shifted with the onset of cimate change. The current PBP (3
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Edition) st does not address climate change as part o strategic planning decision-making, and
hence itwould be dificult or any proponent to address this without a lear policy frameworkin
which o address this issue of impacts o cimate change.

s aso worth providing some context for the Northern Beaches (Draf) Bush Fie Risk Management
Plan, prepared under the Rural ires Act. It must be understood, that the current model framework
addresses existing rsks in the andscape and s s useful when addressing future risk,or changes in
risk arising out of and use decision-making, incuding rezoning through 2 planing proposal. The
current (post exhibited) bush firerisk management plan therefore cannot be considered directly
relevant to the Patyegarang planning proposal.

E. Strategic Planning and Bushfire Components.

a. Bush fire landscape assessment

The intention of ths section i to provide for an overal assessment of the impacts that the
surrounding landscape may have on the development site. Landscape firesarie from adverse
weather conditions, higher fuel vegetation types, steep lands, and a landscape which i not.
fragmented arising from clearance or disturbance, plus a sgnificant time delay to commence
suppression activiies.

Section 3.1:3.4 of the JOHN TRAVERS report sets out the landscape assessment for the site. However,
much of the assessment actually apples o the it eg vegetation, rather than in acjoining areas and
within the context of the broader landscape. Of course, the nature of the development i to remove
alarge proportion of the sit's vegetation or development of housing.

The Patyegarang stelis within a broader landscape which has a istory of bush fie events (1994
and 2006/07). Currently the major threat to the it from the surrounding landscape i to the west,
ast and north. The western aspects are significanty reduced in impact de to fragmentation of the
xtent of urban development, although more prevalent o the north-west. Part of the ands o the
west however include Gariga National ark, which i still considered a major source of embers which
would move into the areas to the north and east of the sie.

To the north and north-eas, the extent of retained vegetation is substantial and could lead to
andscape fire isk, both i s own right and a5 results of ember showers from Garigal NP into the
Deep Creek catchment. To the east, there s a substantal track of land up to and beyond the
Wakehurst Parkway. Typical, the prevailing fire weather s from efthir the north of the west, hence,
although s lesslikely to have the most adverse conditons, wilstl represent a isk o the.
patyegarang site.

I relaton to climatic conditons, th assessment i section 3.2 of climatic and weather conditions,
for bushfire assessment purposes, s largely ot relevant for strategic planning. Any consideration of
climate conditions,for developing design bushfire conditions, should be based on statistcally
extreme events. For residential land uses, a 1:50 year assessment is usualy considered appropriate,
however,for more vulnerable uses (such as SFPP developments), then a 1:100-1:200 range i more
appropriate. The current 1:50 year it at about an FFDI=120, with an overal value of 132 (1974-
2017). For the 1:100 and 1:200 values these correspond to 145 and 158 respectively. The annua fre:
weather conditions (11 year event) are likely o reach or exceed an FFDI=60 in any given year. As
such, ireservice standards should be designed to meet this weather condition as a minimum.

n
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b Land use assessment.

Section 3.5 of the JOHN TRAVERS report, identifes  range of development types, ncluding SFPPs,
which may arise. Note that APZ distances wil be substantally larger o most SFPPs,including
schools, hospitals and chil care, f determine at the 1:100 or 1:200 levels. The firerun assessments
(section 3.4.2) ndicate that a number of areas can achieve a radiant heat fluxoflss than 10KW/m’
(2 requirement for SFPPs), based on a imited performance approach. On this basis (abeit
conservative basis), there should be no need for future performance based assessments to be
undertaken for the development of the ste.

It should be noted that although subject to future DA considerations,seniors living style of
developments would be permissibl n the general R2 zoning (under the SEPP). The specific meris of
this type of development would need to be tested at the time of DA lodgment, with areas closer to
Forest Way, being more removed from the retained vegetation of the overal it It should also be.
noted that any area of seniors living, or higher density housing, would need to meet the proposed
LEP limit of 450 dweling for the sit.

However, the main ssue s that of the proviion of the R2 Residential oned lands. This i related to
ot size and density control,rather than simply z0ning permissibilty. An appropriate way forward, is
t0 have  future Master Plan indicate arger lot sizesof a square configuraton closer o the interface,
with smaler ot sizes a5 the development moves away from the bushfie threat. This s also
somewhat related 1o the use of perimeter roads which alows for greater setbacks from creekines.
Section 3.6 of the JOHN TRAVERS Report discusses evacuation options based on 450 dwellings, which
s the limit of uitsfor the sit.
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€. Access and Egress.

The JOHN TRAVERS Report identiies the nternal (and external r0ad network and section 3.6.2
discusses specically the challenges for emergency evacuation arrangements. A key aspect of the
Master Plan is the provsion of improved access from Morgan Road to Forest Way through the use of
a slipway for traffc urning eft from Morgan Road. Access will also be improved for vehicles turning
nto Morgan Road.

A key aspect of residential forms of development n bush fie prone areas, i the requirement or a
perimeter road system throughout the development, a identified in the Ministeria Directons.

o, Emergency Services.

The JOHN TRAVERS Report identiis 7 RES brigades within the vicniy of the site (and within
Northern Beaches LGA) and notes the presence of FRNSW brigades are also avalable. The greatest
sk 10 the development arises from the immediacy of the nitiation of a bushfire rather than as a
campaign fire. In the latter case resources from out of area can be expected to support communites,
however,in the early stages,local irfightig resources willbe deployed.

The provision of emergency services i significant and does not, of tself represent a limitation to the
planning proposal. The concept plan includes provision for additional fire tail access within the APZs.
Inthe southern connection, ths provides continuous access o the existingfire trail network to the
South and Morgan Road. Although the eastern section does uch the same. On the basis of current
Information, there appears o be no significant impacts on access to fire trals, but would need o be.
assessed at DA stages.

e Infrastructore.

The JOHN TRAVERS report has identifed that water supplies are currently a mitation to
development o the land or residential purposes. Sydney Water has provided a pathway for the
provision of adequate water however, it s unciear from the JOHN TRAVERS report of the timing of
this citcal plece of infrastructure. In any event, failure to gain water supplies o the ite would be 3
limitation to s development untilsuch aservice can be offered.

Itappears that electricity is capable of being provided and willneed to be an underground service.
Natural gas and bottled gas are arisk factor for any developments in bushfire prone areas. The JOHN
TRAVERS report ndicates that gas supplies are an uncertainty. In the light of this, t s appropriate to

clarify upfront that natural gas will ot be utilized and that restictions on bottied gas should apply to
the site and future dwellngs.

Adjoining and.

The adjoining lands to the west il obtain a significant reduction i is, arising from the
development o the Patyegaran site. Although prevaiing fire weather conditons are typially from
the north and west, the precise irection on any given day s an uncertanty, 5o the development of
the site wil, by ts very nature, reduce vegetation, hence reduce bushfire threat and hence isk.

Currently, there s It i the way of developments to the north, or east that provide enhancements.
to for adjoining lands. These include areas of rura-residential housing. There will e e difference
n the potential impacts on the Telstra site o the south, athough a lower frequency may be.
anticipated.
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