
         16 Wyatt Ave, 
Belrose, 2085 
30 August 2013 

 
 
Strategic Review Committee, 
Oxford Falls Valley and Belrose North Strategic Review,  
Department of Planning and Infrastructure,  
GPO Box 39, 
SYDNEY NSW 2001 
 

Re: 14 and 16 Wyatt Ave, Belrose (Site ID: A5) 

This is a submission to the Draft Oxford Falls Valley and Belrose North Strategic Review 
Report. 

The points we would like to raise are: 

1) We agree with the zoning of our land as R5 (Large Lot residential) in stage 1 of this 
strategic review. 

2) The minimum lot size has not been addressed and must be addressed. 
3) The Site Analysis for our properties has not been done correctly. 
4) The Environmental Constraints shown on Warringah Council’s records are wrong and 

need correcting. 
5) Our properties should be considered for further zoning consideration. 

Further information on these points is provided below. 

2) Minimum Lot Size: 

The minimum lot size of one house per 50 acres (200,000m^2) was put in place with IDO51 
in 1974 as a temporary measure. Land owners were advised in 1974 that this temporary 
measure would be lifted in 6 months time. Our land is 2,276m^2 (14 Wyatt Ave) and 
9,333m^2 (16 Wyatt Ave). A minimum lot size of 200,000m^2 is ridiculous.  

The draft report states: 

“The density control was developed in 1974 under an Interim Development Order 51 to 
respond to the water quality issues of the Narrabeen Lagoon Catchment impacted on by the 
residential development in the 1960s and 1970s within the study area. Revising the density 
control within the study area is therefore premature until water quality impacts for the 
catchment is considered in detail.” (Extract from Page 26) 
 

Three points to do with this issue: 

1) Our land does not drain to Narrabeen Lagoon. 



2) Why spend all of this time and effort doing a strategic review if you don’t revise the 
density controls (which were meant to be revisited in 6 months from 1974)  

3) The Water Quality Study has been done by Warringah Council and is titled 
“Warringah Non Urban Lands Study Stage 2 – Impacts on Water Quality of 
Narrabeen Lagoon” and is 66 pages long. This report forms Appendix E of this 
submission. 

 
The conclusion of the Water Quality Study was:  
 
“CONCLUSIONS 
It has been determined that development of the areas identified as suitable from Stage 1 of the 
NULS (PPK, 2000), which drain to Narrabeen Lagoon, can be undertaken without a 
subsequent reduction in water quality in Narrabeen Lagoon, and in most cases an increase in 
water quality can be achieved.” 
 
We ask that the minimum lot size for all of the land proposed to be R5 on the Northern side 
of Wyatt Ave is 1,000m^2. 

 

3) Site Analysis: 

We believe the two separate properties at 14 and 16 should have had a separate site analysis 
done for each parcel of land. No 14 adjoins urban land, and does not adjoin bushland. No 16 
adjoins urban land (front) and adjoins bushland (rear), as shown on the site analysis. 

Appendix A of this submission contains the Site Analysis for our property.  

Appendix D of this letter contains an independent report titled “Comparative Environmental 
and Biodiversity Assessment for property at 14 – 16 Wyatt Ave, Belrose” from ACS 
Environmental Pty Ltd which provides an accurate Site Analysis done by professional 
Environmental Consultants. This report was done in August 2013. 

The site analysis done by Oxford Falls Valley and Belrose North Strategic Review for our 
property has many inaccuracies which need to be corrected as per the attached environmental 
report. 

 

  



4) Environmental Constraints 

Below is an extract from the Secondary Constraints Analysis (Our property is Site ID A5): 

 

This has the following inaccuracies: 

a) Riparian Land: 

Below is a section of the Riparian Constraints Map provided by the E3 Strategic Review 
which incorrectly shows riparian land on our property: 

 

 

Appendix D of this submission contains “Comparative Environmental and Biodiversity 
Assessment for property at 14 – 16 Wyatt Ave, Belrose” from ACS Environmental Pty Ltd. 
This report states “The code given in Table 2 for Riparian Land at the subject site is ‘3’ 
compared to that at No. 18 - 20 Wyatt Avenue where the indicative score index is ‘0’ and 
where water is similarly directed downslope via plastic piping (Table 2). This coding for 
riparian land at the subject site is considered anomalous as qualified above and should be 
changed to ‘0’.” 

Can you please amend your records to reflect this. 

b) Significant Vegetation: 

Significant vegetation was listed under the secondary constraints as 3 when the property is 
over 90% cleared paddocks (as shown on the E3 Strategic Review site inspection report). 
Appendix B of this submission contains the Vegetation Classifications for our land from the 
Non Urban Lands Study. The Non Urban Lands Study listed our properties as the lowest 
possible vegetation classification.  

Appendix D of this submission contains “Comparative Environmental and Biodiversity 
Assessment for property at 14 – 16 Wyatt Ave, Belrose” from ACS Environmental Pty Ltd. 
This report states “The code given in Table 2 for Significant Vegetation at the subject site is 
‘3’ and this is considered anomalous and should be changed to ‘0’ as is the case for the 
similarly cleared properties in the locality”.  



Can you please amend your records to reflect this. 

c) Wildlife Corridors and Core Habitat: 

Appendix D of this submission contains “Comparative Environmental and Biodiversity 
Assessment for property at 14 – 16 Wyatt Ave, Belrose” from ACS Environmental Pty Ltd. 
This report states “The code given in Table 2 for Wildlife Corridors and Core Habitat at the 
subject site is ‘1’ and this is considered anomalous and could be changed to ‘0’.” 

Can you please amend your records to reflect this. 

d) Threatened Species: 

The threatened species is shown for our land as 2. There are no threatened species or wildlife 
corridors on our land. The rear of our land is all fenced and is horse paddocks.  

Below is a section of the threatened species habitat constraints map showing our property as 
“Low Habitat”: 

 

 

Appendix D of this submission contains “Comparative Environmental and Biodiversity 
Assessment for property at 14 – 16 Wyatt Ave, Belrose” from ACS Environmental Pty Ltd. 
This report states “The code given in Table 2 for Threatened Species Habitat at the subject 
site is ‘2’ and this is considered anomalous as qualified above and should be changed to ‘1’. 
 

Can you please amend your records to reflect this. 

  



e) Transport: 

Below is an extract from page 71 of the Draft Oxford Falls Valley and Belrose North 
Strategic Review Report: 

 

Below is a map from the NSW Transport Info website showing our property and the nearest 
bus stop. It is listed as being 96m from our property as shown with the blue line below (Note: 
the 96 m is from the point marked centre of the property, not the front gate).  

 

This bus stop is very well serviced. The Secondary Constraint for our property should be “A” 
with a score of “1”, not “2” as outlined in the secondary analysis of our property.  

Can you please amend your records to reflect this. 

 

  



f) Overall Environmental Constraints: 

Appendix D of this submission contains “Comparative Environmental and Biodiversity 
Assessment for property at 14 – 16 Wyatt Ave, Belrose” from ACS Environmental Pty Ltd. 
This report states “As such, it is considered that a cumulative score for infrastructure and 
environmental constraints parameters is more objectively given by a score of 7 for the 
‘Rating 2’ category in Table 2. This aggregate score would subsequently relate more 
accurately to a potential future development of ‘CATEGORY A’ inferring ‘Low restriction to 
development’ (scores from 2 – 10) compared to the ‘CATEGORY C’ ranking inferring 
‘Significant restriction to development’ (scores of 15 and above) as derived by the Draft 
Oxford Falls Valley – Belrose North Strategic Review (2013).” 
 
As the Environmental report did not involve looking at the transport constraint, the above 
summary needs the score to be 6 instead of 7 which would be made up of the following 
scores: 

Constraint Score 
  
Heritage 0 
Bushfire 2 
Centres 2 
Transport 1 
Infrastructure 0 
Telecoms 0 
Riparian 0 
Significant Vegetation 0 
Corridor/Habitat 0 
Threatened Species 1 
Flooding 0 
Wetland Buffer 0 
  
Cumulative Score 6 

  

 

  



5) Our properties must be considered for further zoning consideration 

The Non Urban Lands study showed our land as having potential for higher intensity 
development. Appendix C of this report shows the maps from the Non Urban Lands Study 
and the description of the cross hatched area. 

The Secondary Constraints analysis map (our property shown below) in the draft strategic 
review shows our land as having three classifications: 

1) Light Blue Cross hatched: This is due to the inaccuracies explained above and should 
be removed. 

2) Red (Primary Constraints): This is due to the inaccuracies explained above and should 
be removed. 

3) Yellow cross hatched: The Yellow and Black Cross Hatched areas are ambiguous.  

All of the land which has been proposed by the draft report as being R5 should be 
unambiguously marked as “Land for further zoning consideration”. 

 

 

As can be seen from the environmental constraints score of 6 (Category A – Low restriction 
to development), this land is well suited for urban development and we look forward to it 
being considered for urban development in stage 2 of the Strategic Review. 

  



We trust that you will take the points raised in this submission into consideration.  

We request that we be given the opportunity to present our case to the Warringah 
Development Assessment Panel. 

Yours sincerely, 

 

Jenny & John Holman 

 

  



Appendix A - Site analysis for 14 & 16 Wyatt Ave 

 

  



Appendix B – Vegetation Classification from the Non Urban Lands Study 

 

 



  

  



Appendix C – Land identified by the Non Urban Lands Study as having potential for 
higher intensity development 

Below is an extract from the Non Urban Lands Study showing our land as cross hatched. The 
cross hatched area was identified as having potential for higher intensity development. 

 



 

 

 

 

 

 

 

 

 

 

  



Appendix D - Comparative Environmental and Biodiversity Assessment for property at 
14 – 16 Wyatt Ave, Belrose” from ACS Environmental Pty Ltd  

 

See separate attached report. 

 

 

Appendix E - Warringah Non Urban Lands Study Stage 2 – Impacts on Water Quality 
of Narrabeen Lagoon 

 

See separate attached report. 

 


