


























































Thank you for the opportunity to comment on the proposed 450 dwelling development of 
Patyegarang at Morgan Road,( PP-2022-3802) Belrose, currently on exhibition at the NSW 
Department of Planning and Environment website. 

This submission provides in-part a level of support for several aspects of the proposal, however, 
does not support the proposal in-principle due to its scale and overall impact. 

Elements of the proposal that are supported 

The following aspects of the proposal are supported in-principle, as key elements of a residential 
neighbourhood that provide good social, cultural and public domain outcomes. 

- The ambition for cultural centre that is appropriately located to ensure a strong connection 
to Country    

- The intent for housing diversity through various building typologies 
- The intent for high quality streetscape and well-integrated public domain, prioritising a 

pedestrian network, including access to bushland sites. 

Non-support – an overview 

This submission strongly opposes the size and resultant social and environmental impacts of the 
proposal (at this scale). The proposal sets a very poor planning and development precedent for 
precinct-scale development of bushland sites for Sydney and the Northern Beaches.  

Development limited to a 400m band of developable area parallel with Forestway is significantly 
more supportable (refer to diagram below). Noting this reduced footprint could include zones of 
increased height and density (nominally 3 to 4 storeys) as part of a diverse mix of building typologies 
– e.g. building heights consistent with the existing building heights of the adjacent Uniting aged care 
facility on Forest way.  

This approach would have the following benefits in comparison to the proposal: 

- the entirety of the development would be walkable (400m nominally) to public transport at 
Forestway 

- better distribute the integration with the existing street network and neighbourhood, rather 
than over reliance on Morgan Rd  

-  reduced the bushfire risk through less perimeter for bush fire attack 
- reduced reliance on Morgan Road as an evacuation route in a bushfire event 
- reduced perimeter of Asset Protection Zones – offering greater retention of existing 

bushland and mature tree canopy 
- improved outcomes for bio diversity – by not separating the site out into isolated areas of 

bushland – e.g. the central island of retained bushland 
- increasing the width of existing retained bushland at the creek/riparian corridors to support 

bio diversity 



Planning - general

The proposed scale is effectively a new suburb ‘tacked-on’ to an existing urban-fringe suburb
(Belrose), that is at (or under) capacity in terms of infrastructure, access to services and public 
transport. It is assumed that strategic planning and infrastructure decisions made at the formation of 
(and given effect under) the Warringah LEP have not anticipated development of this scale. The 
proposal places excessive pressure on existing infrastructure of the surrounding suburbs without the 
benefit of integrated strategic planning. This ad-hoc approach to growing the northern beaches is 
not a supportable approach to sustainable city-making.

Transport and walkability

Expanding the population through land-use & transport planning predicated on car-reliance is a poor 
outcome; that ignores the hard lessons and impacts of urban sprawl (social and environmental) of 
the 20th century. In this regard the proposal (in its entirety) is an extremely poor precedent for the 
northern beaches. 

Access to the existing bus network is essential and not attainable for the majority of the proposal 
under recognised metrics for walkability to public transport (400m). For example the eastern portion 
of the site, steep incline walking journeys along the proposed road network are as follows:

- 1.4 km (nominally) to the existing bus stop on Forestway
- 2.1 km (nominally) to Belrose Public School
- 3.5 km (nominally) to Glenrose Shops

Recent NSW Government transport decisions and long standing issues with the existing road 
network compound these concerns on car-reliance – these include:



- withdrawal from the Northern Beaches link as key connector to the Eastern City and North 
Sydney 

- reliance on Morgan Rd/Oxford falls Rd (east-bound) as a key local arterial road, specifically: 
o routine flooding of the causeway at Oxford Falls Rd 
o the problematic and dangerous nature of right hand turns at the intersection of 

Oxford Falls Rd and Wakehurst Parkway (notwithstanding any improvements that 
may or may not occur as part of the Wakehurst Parkway flood mitigation upgrade). 

Impact on bushland setting and urban design outcomes. 

The urban design framework and the draft DCP as exhibited are in key parts misleading in terms of 
their communication or do not go far enough to sufficiently explain the potential impacts of the 
proposal. This approach does not serve the general public well in terms the exhibition process - for 
example the following are not provided or are not easily found: 

- an overall plan showing all lots sizes and indicative building envelopes - to show the overall 
size, scale and impact of the development.  

- Overlaying the structure plan with the asset protection zones (APZ) to see what is not 
retained bushland 

- Outlaying the full extent of tree removal for APZ and civil works 
- Provide sections through the proposal that show the extent of civil works (final ground levels 

versus existing ground levels). 

The framework and DCP are misleading in the aspirations for a strong contextual response that 
draws on existing bushland. The net effect of this approach is the proposal appears or ‘reads’ as 
being of predominantly bushland character when it is more generic suburban development in 
character. For example the APZ will be a managed ‘green’ space with mature trees removed - It is 
assumed significant trees and tree canopy will be removed to make a functional APZ.  

The following concerns are raised: 
- the impact of civil works in steep terrain (for individual lots and the road network ) in 

combination with bushfire and APZ requirements will leave this development devoid of 
existing mature trees and with limited capacity for a significant quantum of new trees.  

- The development will not be characterised by bushland with the exception of limited to 
isolated pockets of retained vegetation, and the distribution of the rock outcrops.  

For a project of this complexity on such a sensitive and rare bushland site, the proposal should be 
accompanied by a developed reference scheme to show the necessary detail and impact on the 
bushland setting - without this body of work the following are at play: 

- The ambition outlined in the documents is aspirational at best, with the proposal more 
likely to result in a generic suburban response then a carefully considered and sensitive 
outcome. 

- the community is not privileged with a suite of information that indicates the full extent 
of the  impacts from the development, therefore submissions from the general public 
are limited in their capacity to respond. This calls into question are the documents 
adequate for exhibition? 
 

Precedent 



The proponent has a poor record of other developments on the northern beaches on similar steep 
bushland sites (for example the Engravings Trail development at Bantry Bay). These developments 
have not engendered confidence in the community of good design and development outcomes.  
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