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01 introduction

INTRODUCTION

7

The urban renewal process for Dee Why is well under
way. Warringah Council has commissioned several
studies to date, to explore and identify the best possible
ways forward to achieve feasible and sustainable
outcomes for the Dee Why Town Centre.

Our commission has the following core priorities:
A

Identification and presentation of all the 		
changes, constraints, strengths, weaknesses,
opportunities and threats as part of the Master
Plan Review.

B

Preparation of a Revised Master Plan for Dee
Why Town Centre

C

Preparation of Draft Planning Instruments to
rezone and reclassify land and to deliver the
outcomes identified in the Revised Master Plan

D

Community Engagement for the Revised 		
Master Plan, Feasibility Study and Concept
Plans

Our team is aware of all relevant previous work
undertaken by Council in relation to development
options of the Town Centre by various other professional
teams. Anticipating the risk of “fatigue” with this review,
we are focused to provide this iteration with a fresh
approach, new perspectives and alternative thinking.

Dee Why Lagoon and Beach. image source: Panoramio

Our design philosophy and approach has guided
our work by distilling the ideology and principles
underpinning the Master Plan review process leading to
a systematic and effective delivery of feasible ideas.

master plan review report
structure
This report has been organised in 4 main chapters.
These are:
∕∕ Context
∕∕ Vision
∕∕ Framework
∕∕ Revised Master Plan

Above: Typical streetscape view within Dee Why Town Centre

The Context chapter presents an extensive study
aimed to identify the centre’s strengths, weaknesses,
opportunities and constraints within its geographic
location, and its contextual urban and natural qualities.
This chapter also importantly focuses on analysing the
centre’s existing conditions, assets and characteristics
which largely define Dee Why as it is today. The chapter
also includes a brief summary of past master planning
and review work as produced by the Government
Architect Office issued in September, 2004.

The next chapter encapsulates our approach and
proposed Vision for the centre. This vision derives from
our design team and was inspired on our findings and
previous viable project work undertaken by others for
the Centre. The vision has been constructed through
our design philosophy, deployed to detect critical issues
and formulate overall guiding principles based on local,
national and international best practice Town Centre
design.
Core to our vision is the imperative revitalisation of the
centre’s identity, a genuine and site specific application
of place making strategies, and a sustainable,
meaningful, identifiable and feasible Water Sensitive
Urban Design approach to the centre’s public realm.

Above: Current entry signage near Dee Why Lagoon is
understated and not representative of the future Town
Centre.

The next chapter is the Master Plan Framework. The
framework describes the existing planning controls and
context, and also revisits and summarises background
studies informing the planning process to date. In
conjunction with the Vision, the findings from these
studies has further informed and guided the formulation
of an appropriate Master Plan.

The Master Plan is illustrated herein through simple
diagrams, plans and sketches depicting the
atmosphere, character and sense of place desired for
Dee Why with prosperity and viability of the town centre
as primary objectives.

The last chapter of this report focuses on the additional
processes involved with the finalisation of a Master
Plan. These processes include the initial options
investigations as well as the Working Party process
which tested, informed, and guided the consolidation
of worthwhile ideas into a final Master Plan for Dee Why
Town Centre.

The Appendices provide additional background
information, processes and schedules summarising
development options and scenarios and include
character references; laneway studies; podium studies; and a detailed overall summary of outcomes and
recommendations from the Working Party process as
prepared by independant facilitator Elton Consulting.
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02 CONTEXT

regional context
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The Northern Beaches is an informal term used to describe the northern coastal
suburbs of Sydney, in the state of New South Wales, Australia, located near the
coast of the Pacific Ocean. The subregion covers an area of 255km² with a coastline
extending south to the entrance of Port Jackson (Sydney Harbour), west to Middle
Harbour and north to the Barrenjoey Headland.

The North East Subregion is made up of the three local government areas (LGAs) of
Manly, Warringah and Pittwater. Warringah is the largest local government area on the
Northern Beaches of Sydney.

The NSW Government Metro Strategy states:
“The north east subregion has retained its natural features while becoming home to
approximately 234,600 people in 2004 (TPDC 2005).”

“The subregion is predominantly made up of urban residential areas and national
parks. Significant proportions of both Ku–ring–gai Chase, Garigal and Sydney
Harbour National Parks are located in the north east. Fifty one per cent of the
subregion is zoned as open space, forming the largest land use category. The
subregion also has small areas of commercial and industrial land.
Historically, population growth in the subregion has been closely associated with the
coastal areas, which is a trend that continues today. People move to the north east,
attracted by the subregion’s various lifestyle assets and natural setting including
Sydney Harbour, ocean foreshores, beaches and national parks. The subregion is
also a major destination for local, national and international visitors. Its diversity of
natural landscapes, bushland, national parks, ocean beaches and headlands, coastal
lagoons, estuaries and wetlands are some of the most spectacular in Sydney.
The north east has a high proportion of skilled residents. Incomes are well above the
average for the wider Sydney region and unemployment is low. It is a population that
predominantly both lives and works within the subregion.”
(Source - NSW Metropolitan Strategy - North East Subregion - Draft Subregional
Strategy, prepared by the NSW Government - July 2007)

dee why TOW N C E N TR E master plan | PL AC E D e s i g n G ro u p

10

local context
Dee Why is a suburb of northern Sydney located 18 kilometres north-east of
the Sydney central business district and is the administrative centre of the local
government area of Warringah Council. In conjunction with neighbouring Brookvale it
is considered to be the main centre of the Northern Beaches region.

“There were 139,626 people living in Warringah at June 2005 (ABS Estimated
Resident Population, preliminary figure)” - Source: Warringah Council Social Plan Part 3 - Population Characteristics And Emerging Trends

Dee Why - Brookvale has been identified in the NSW Metropolitan Strategy as a
‘Major Centre’.

“The area supports a variety of businesses and light industries, including the
shopping centre at Warringah mall and the Brookvale industrial area. There is a
broad range of residential development, from low to high density housing as well as
large open properties; however, the majority of housing stock consists of low density
detached dwellings.
Surrounding bushland offers a distinctive and stunning natural environment which
strengthens the area’s appeal and character for residents. Cultural and heritage
features add to the area’s diversity.”
(Source - NSW Metropolitan Strategy - North East Subregion - Draft Subregional
Strategy, prepared by the NSW Government - July 2007)
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Study area
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The study area is approximately 36ha in size and
includes Pittwater Road from Stony Range Flora
Reserve in the south to the Dee Why RSL Club and
Hawkesbury Ave in the North.
The Civic Centre, bordered by the Kingsway, Fisher
Road and St David’s Ave is included to the west of
Pittwater Road.
This Master plan review focuses primarily on work
prepared for the Town Centre site bounded by Pittwater
Road, Avon Road, Dee Why Parade and Pacific Parade.
The primary focus of previous Master plan work was the
creation of a new Town Centre in the block bounded by
Pittwater Road, Oaks Avenue and Howard Avenue and
its impact on the surrounding residential, commercial,
civic and cultural functions in the broader study area.

There is currently heightened development interest
within the study area in response to Dee Why Brookvale being identified in the NSW Government
Metro Strategy as a ‘Major Centre’.
The Metro Strategy states:
“Dee Why contains the majority of civic, cultural and
social amenities, whilst Brookvale contains the major
regional shopping mall, some medical and community
services as well as the regional TAFE.
Dee Why will provide additional high density housing,
retail and some commercial space in a mixed use
development as proposed in the current Town Centre
master plan.”

Consideration has also been given to connections with
surrounding areas and landscape features such as Dee
Why Lagoon, Stony Range Reserve, the Beach and the
surrounding water catchments.

DEE WHY
LAGOON

DEE WHY
CIVIC
CENTRE

DEE WHY
BEACH

DEE WHY
town
centre

STONY
RANGE
RESERVE
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f this Masterplan is the creation of
in the block bounded by Pittwater
and Howard Avenue and its impact
residential, commercial, civic and
n the broader study area.

issued September 2004

DEE WHY

The Masterplan proposes a sequence of new public
squares and parks throughout the retail centre of Dee
This review
acknowledges that the brief, scope and site
Why, linking the existing Civic Centre precinct on the
boundaries
for the
theretail
Government
Architects
hill with
hub of the Town
Centre. TheOffice
focus (GA)
of this masterplan is on three blocks to the east of
Master Plan do not match those guiding our current
Pittwater Road bounded by Dee Why Parade and
study. Pacific Parade, on sites that are very much
underutilised and can offer significant opportunities
for public domain improvements.
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The civic functions were interfaced with retail and
residential activities providing an active environment
which is safe and accessible at all hours.
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The Master Plan identifies and builds on the existing
natural and man-made assets of the centre, such as
local topography, trees and other vegetation, drainage
channels and parks and open spaces to enhance the
quality of the experiences of the centre.
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By locating the car park under ground, a significant
public square is reclaimed for the public. This north
facing Town Square will become the focus of activities
DEEbe
WHY
in Dee Why. The square will
framed by two storey
CIVIC
colonnades with quality mixed
use buildings above.
CENTRE

The residential development on upper levels above
retail and commercial uses will intensify activities
throughout the day and in the evenings and make the
Town Centre area a safe and enjoyable place to shop,
work and to enjoy entertainment facilities into the late
hours of the night.
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The new Town Square is created on the existing
Spotlight car park site off Howard Avenue.
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The four storey buildings will define the square with
taller and elongated eight storey buildings being
DEE WHY
placed in the north-south direction
to the east and
TOWN
CENTRE
west of the square to mark its significance,
while
allowing the maximum solar access to the square from
the north. The buildings interfacing with the public
domain will be rich with architectural character,
including double height colonnades and the use of
warm coloured masonry materials.

NEW PALM
TREES IN MEDIAN

COUNCIL SITE

NEW ST

dy, the implications of upgrading
h a new vision for surrounding
en investigated in conceptual
s the connection to the lagoon,
Council Civic Centre site.

The aim was to facilitate the creation of a central core
that has many and varied activities, providing vibrancy
and pulse to the centre.
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uses primarily on the Town Centre
water Road, Avon Road, Dee Why
Parade. The study area is currently
ed development interest, in
mmercial/retail development with
f high density residential housing.

The Dee Why Town Centre masterplan establishes a
model mixed use precinct in the Sydney’s northern
beaches area. Acting as a catalyst for future growth,
it transforms underutilised private and Council land
into a vibrant employment, recreation and living
centre.

Government Architects
Office Master Plan Review
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5.2 Masterplan Concept
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OAKS

Built form massing and detailed architectural
expression is strongly featured throughout the master
plan, exploration of architectural elements such as
colonnades, awnings, podia, setbacks and recesses,
identifying skylines and street enclosure ratios are
provided to illustrate the overall desired configuration
and sense of place for the centre.

AVENUE

RETAIL WITH RESIDENTIAL ABOVE

PACIFI

C PARA
DE

CIVIC WITH RESIDENTIAL ABOVE
RESIDENTIAL

Above: Study Area diagram for the GA Master Plan

Above: GA Master Plan drawing focuses strongly around development of the block between Howard and
SCALEOaks Avenue
where the new town square is proposed.

Based on a thorough site analysis, the Government
Architect’s Master Plan put forward a number of
study area
principles to guide the centre’s future interventions
and highlighted opportunities to be consolidated into
transforming initiatives. These include the creation and
Dee Why Town Centre
improvement of public spaces, enhanced access
and
mobility throughout the centre, upgrading the public
domain to improve pedestrian amenity and also the
better integration of land uses supporting the centre’s
activities.

Road, with an expanded Walter Gors Park on Howard
The design principles and elements underpinning the
21
Dee Why Town Centre - Masterplan - Design Report - Government Architect’s Office - September 2004
Avenue;
Government Architect’s Master Plan focus around the
following areas:
∕∕ additional street and median planting;
∕∕ invigorating the centre’s life by general upgrading of
the public domain of the centre;
- Masterplan - Design Report - Government Architect’s Office -

September 2004

5

∕∕ the creation of a new focal town square with strong
civic character and identity, incorporating a ‘library
square’, new 5,000m2 library and community centre
adjacent to the approved Brookfield Multiplex
approved retail/commercial development site which
included a town square of 2,100 m2;

∕∕ identification of a site for a possible future community
theatre fronting Oaks Avenue;
∕∕ the provision of a network of parks and urban open
spaces essentially all on the eastern side of Pittwater
dee why town centre master plan | J u l y 2 0 13

∕∕ additional mid block vehicular connections on the
eastern side of Pittwater road;
∕∕ upgraded bus exchange facilities with improved
accessibility and connections to the proposed centre
improvements;
∕∕ refurbishment of streetscapes;
∕∕ integration of sustainability measures in future
developments within the centre; and
∕∕ provision of substantial additional underground
parking (approx 1572 cars).
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The master plan promotes a vision for the centre which
relies mostly on strong architectural interventions, rather
than being place-making or sense of place driven. The
future form and character of the centre is perceived to
contain formal public spaces and built forms with an
architectural rigor and expression characteristic of highly
dense urbanised areas rather than a suburban centre in
a relaxed coastal setting.

The Master Plan Street sections define required building
and street profiles, their solar access and sense of
enclosure and scale. However further investigation
of built form controls could have produced a refined
range of setbacks or separation between buildings in
5.9 East - W
est Section thr
ough the ne
w TTo
ownorder
Sq
uare
West
through
new
Square
to break up what seems at first sight a monolithic
approach to development. Potentially these openings
in the massing would enhance natural ventilation and
illumination also allowing for strategic views and vistas
connecting the site with its natural assets.

5
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TERPLAN
MASTERPLAN

Vie
w of ne
w TTo
o wn Sq
uare at night
View
new
Square

Above: Perspective view included in the GA Master Plan that
is highly urban and lacks coastal character and ‘sense of
place’ characteristics.

Dee Why Town Centre - Masterplan - Design Report - Government Architect’s Office - September 2004
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Below: Section through the proposed town square
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Above: Built form diagrams display low heights with little development at other Council owned sites
PACIFIC

25.2

22.2

PARADE

19.2

With the benefit of time and hindsight since the Master
However comprehensive in the conceptual ideas put
23
Plan release, subsequent studies undertaken on the
forward,
the - Master
Plan
does not
propose
initiatives
Dee Why Town Centre
- Masterplan
Design Report
- Government
Architect’s
Office - September
2004
site and also based on our own observations and
beyond these blocks, with the civic centre on the
experience, we believe there are areas in this Master
western side of Pittwater Rd remaining disengaged and
Plan that should be revisited and expanded on in the
other Council owned land parcels also not included.
current Master Plan Review Study.
We understand this may well be as a result of a specific
brief at the time of the formulation of the Master Plan by
the Government Architects Office.
The focus of actual design proposals seems to be
centred primarily around the block bounded by Pittwater
Rd and Oaks and Howard Avenues and 2 sites north
and south of these roads.
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Wat
ater
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Urban
Water Sensitive Urban Design (WSUD) is a
philosophical approach to urban design that aims to
integrate the total urban water cycle into urban
development in a way that reduces pressure on water
resources. Through water sensitive urban design the
degradation of water bodies such as Dee Why Lagoon
and Dee Why Beach can be reduced.

C
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While the Master Plan offers good ideas on the
linking and integration of public open spaces and the
application of best practice sustainability and WSUD
principles, we believe the master plan could have
reached
out further
in itsstrategies
footprint and intent
inhas
these
Dee Why
major local flooding issues. This is being
Warringah Council
has many WSUD
addressed
Council’s Dee Why and Curl Curl
underway Again
including:this may have not been within
areas.
the by
master
Lagoons Floodplain Risk Management Process, which
•
amending the LEP (2000) to emphasise
planimplementation
scope. of WSUD,
has completed data collection and flood study phases

and is currently at Risk Management Study phase.
a commitment to community leadership in
The existing stormwater system is not filled to
sustainable design through Council’s own
capacity, with the majority of flow going overland. Litter
projects,
In
Master
Study
we explore
the
and cars
parked over grates tend to block pits. An
• our
training
CouncilPlan
staff inReview
development
application
upgrade of the stormwater system is proposed in Oaks
assessment process.
potential to provide detailed WSUD treatments
through
Avenue, to provide more access to underground
In addition, the requirements of the State
pipes. west of
connected
parkand
systems
from
the catchment
Government’s Building
Sustainability
Index

•

Dee Why Masterplan Water Sensitive Urban
Design Objectives
•
New development should demonstrate current
best practice environmental sustainability.
View of Town Square
•
Use landscape design as a filtering mechanism
for low flows.
•
Adopt a precinct-wide total water management
strategy and treat stormwater in a visible way
that is integrated within the public domain.
•
Development should reflect the findings of
Council’s stormwater and flood management
studies.
•
Restore stream-groundwater interactions
•
On-site stormwater detention.

View of Town Square from Howard Avenue
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Incorporate kerb inlet tree pits and reticulated water
feature with underground storage tank in the Town
Square.
The central permeable surface area in Triangle Park
allows low flows to infiltrate. Simple, open design and
levels consider peak flow volumes and velocity.
Walter Gors Park has a large permeable surface area
with high detention capacity in low flow events.

considered

PorousPavem
Porous
Pavement

Plantings
Reverse bend trap
Reservoir 4-12"
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protect soil
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offer a variety
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be
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pattern
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Strategies
UE
• EN Grey water harvesting and reuse. Treated
AV greywater could be stored and reused through
residential and commercial buildings for toilet
flushing, air-conditioning cooling etc.
•
Rooftop gardens - improve insulation and
outlook of buildings.
•
Collect and treat rainwater to be stored and
reused to supplement the greywater toilet
flushing and for garden irrigation.
•
Retrofit existing downpipes to divert to treatment
and storage locations. E
R
•
Permeable paving – incorporate
permeable
UA
Q
paving systems where
appropriate.
S
Y – connect kerb inlets to tree
•
Street tree planting
AR
pits to slow
BRinitial flows and provide irrigation.
I
L control programs during construction
•
Sediment

concrete stormwater culvert north of Dee Why Parade.
This will provide a pleasing feature for residents and
could incorporate
pedestrian access.
Below:
WSUDa boardwalk
strategyfordiagrams
that were
The covered sections of the culvert south of Dee Why
within
the GA Master Plan report
Parade will have upgraded pedestrian access with
lighting and landscaping.

ET

and the Community

Masterplan Landscape Proposals
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(BASIX)Howard
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the
and
drainage
connections.
Thereexisting
are plans topark
reinstate
a natural
creek bed
in the

E
TR

quare will be a
square
that
Square will be a
nd
the
Community
ic square that

ffRoad Runoff

18" Sandy loam
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Perforated pipe
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Weep holes
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Section Not to Scale

Waterproof
building as
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Filtration
Filtration med
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Recovery
Recovery Pipe
Pipe

Reclaimed waste water concept.

Street planter box cencept

Street planter boxes - to be installed into footpaths
and incorporated into the street design.

E
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In summary, we believe the Master Plan as proposed
by the Government Architect strongly relies on the built
form controls to achieve change.
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Above: Public and civic parks and plazas considered through the GA Master Plan report: Town Square,
Triangle
Park and
View
of Library
Square and Library Entry
Walter Gors Park

Dee Why Town Centre - Masterplan - Design Report - Government Architect’s Office - September 2004

View of Library Square and Library Entry

44
Dee Why Town Centre - Masterplan - Design Report - Government Architect’s Office - September 2004
46
Dee Why Town Centre - Masterplan - Design Report - Government Architect’s Office - September 2004
44
Dee Why Town Centre - Masterplan - Design Report - Government Architect’s Office - September 2004
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A major 0.5 hectare central park will be created in
Howard Avenue by enlarging the existing Walter Gors
Park and relocating existing community facilities into
the new development across the street on Council’s
car park site.

Finally, the Master Plan addresses
general environmental, social and
economic sustainability and also
provides a breakdown of required
total GFA at the time for different uses,
based on the opinion of an independent
commercial consultant. As a few years
have passed since the release of this
Master Plan, the impact of subsequent
events such as the global financial
crisis, infrastructure limitations together
with Council’s current views on floor
space limits for the centre, further
testing of the demand and centre
capacity would need to be undertaken
to test the current viability of this Master
Plan.

The park will be flanked on the western side with new
mixed use development with attractive retail and an
improved diagonal connection to Dee Why Parade.

Above: GA Perspective image prepared which illustrates the typical style and character of the
architecture and the street life revitalisation to be promoted

Above: GA Perspective image prepared which illustrates the expansion of Walter Gors Park and the
linear park above the drainage easement with the proposed development of private land holdings

Oaks Avenue - a major pedestrian boulevarde

LEP AMENDMENT NO.21(November 2008)

Dee Why Town Centre - Masterplan - Design Report - Government Architect’s Office - September 2004

55

View of enlarged Walter Gors Park

Dee Why Town Centre - Masterplan - Design Report - Government Architect’s Office - September 2004
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On Friday 28 November 2008, Warringah Local Environmental Plan 2000 (Amendment No.21) was gazetted. This LEP amendment put into legislation Council’s current
and future visions for Dee Why Town Centre partly realising Councils commitment to the Subregional Plan. The Amendment rezoned Councils Howard/Oaks Avenue
car park and adjoining sites (collectively known as Site A) and the land known then as the Multiplex/Vumbaca Joint Venture Site (Site B). The Amendment was based on
extensive background research and analysis of constraints, opportunities and options (including Dee Why Urban Form Study, Urban Design Review and Traffic Study) and
an Independent Review and Assessment Panel process. Given the current approved legislative framework in place regarding these sites no further detailed review of Site B
including associated submissions or studies has been implemented within the context or scope of this Master Plan review process (refer also ‘Framework’ Chapter 04 herein).

Above: Indicative sketch image as submitted by the applicant in relation to LEP Amendment No.21
looking south into the proposed new Town Square site from intersection with Pittwater Road and Howard Avenue.

Above: Indicative sketch images as submitted by the
Applicant in relation to LEP Amendment 21 with views from
Pittwater Road looking north (top) and south (bottom).
dee why TOW N C E N TR E master plan | PL AC E D e s i g n G ro u p

16

topography & landform
Dee Why is located on the southern side
of a basin with the Pacific Ocean to the
east.
The landscape character of the centre
of Dee Why is dominated by the rocky
outcrop and vegetated hill within the
Civic Centre.
The Civic Centre site rises to RL45 (on
the adjacent Salvation Army site). There
is an escarpment that edges the centre
to the south and the west while the retail
area has a gentle slope down to the
northeast from RL25 at Sturdee Parade
to RL12 along Dee Why Parade.

DEE WHY
LAGOON

The Town Centre’s layout responds
to its topography by following natural
contours, assisting stormwater drainage.
The higher points on natural outcrops
provide commanding views and vistas
to the ocean. Pittwater Road dissects
the centre through a natural gully.

CIVIC
CENTRE
DEE WHY
BEACH

Pittwater Road cuts into the southern
ridge landform at what is known as
Stony Range Reserve.
The landform within the centre includes
environmentally sensitive landscapes
that constrain certain land uses.

STONY RANGE
RESERVE
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hydrology & drainage
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As identified in the ‘Options Report for Dee Why Town
Centre Drainage Design’ (Prepared by SMEC - Dec 2011)
“Dee Why Town Centre is situated at the confluence
of three drainage lines, with a relatively large upstream
catchment. Dee Why has developed from low density
residential in the 1940’s to a planned commercial and
retail hub, potentially including high rise residential
development in the future. As the upstream catchments
have become more developed, the additional impervious
area has increased the peak flows experienced at the
drainage confluence in Dee Why.”
The core retail area of Dee Why is located within a valley
of an old creek system. Stony Range Flora Reserve was
once linked to Dee Why Lagoon via a creek. This is now
contained within an enclosed culvert that runs for 400m
beneath the CBD between Pittwater Road and Dee Why
Parade at which point it becomes an open channel to the
Lagoon.
The local piped drainage system follows the road network
as overland flow. A number of new developments
incorporate piped or covered channels to convey flood
flows underground but are without designated overland
flow paths which has decreased the tolerance for flooding
in Dee Why.
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landscape character
Dee Why derives much of its landscape character from its wider setting.
Pronounced landform patterns and proximity to Dee Why Lagoon and Dee Why
Beach respectively provide a natural landscape edge to the urban settlement
pattern.
The Dee Why Urban Form Study (Hassell 2007) also identifies that:
“The transition from control escarpment to control plan and basin, the indigenous
vegetation on the skyline and massive rock outcrops, cultural plantings along
primary streets, drainage swales, the lagoon, hinterland and beach all contribute
to the landscape character and sense of place of Dee Why which is quite unique in
Sydney. This sense of place must be protected and permeate the redeveloped Dee
Why Centre.”
The Pittwater Road spine currently has a distinct character that reflects the highly
modified urban highway, vehicle centric, transient experience with signage and
advertising dominance and an inhospitable pedestrian environment with minimal
landscape interventions.
Other areas through out the Town Centre display character typical of a highly
urbanised environment. There are tree plantings of cultural relevance which should
be retained and emphasised while some streets offer valuable greening through
street tree planting. Oaks Avenue and Pacific and Dee Why Parade are marked by
regular street planting primarily in the residential areas surrounding the Town Centre.
In areas adjacent to recent development this is not mature and sections of Howard
Ave and Pacific and Sturdee Parade are noticeably devoid of trees and shade,
especially near Pittwater Road.
The valuable landscape heritage of the Civic Centre site consists of steeply sloping
ground, massive rock outcrops, native bushland and ‘sculptured’ free-standing
buildings of architectural merit. The eastern edge of the civic site is marked by
mature plantings of Norfolk Island Pines which, due to their size and consistency,
contribute to local character and the Northern Beaches coastal feel. Dee Why
Beach is similarly marked by mature plantings of Norfolk Island Pines within
extensive grassed areas and this association should be accentuated.
The natural drainage line that once
connected Stony Range Reserve
with Dee Why Lagoon is an element
that offers a distinctive character
to the landscape and urban fabric
of the Town Centre. Although the
drainage line is buried for most of its
length, the above ground easement
is a significant open space element
and provides a mid block pedestrian
link between Dee Why Parade and
Oaks Avenue.
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urban pattern
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The Centre’s urban pattern features a combination of geometrical
patterns for the city blocks, due in part to the existing landform and
its relation to the coast.
These include rectilinear and curved roads, the first group
typically located east of Pittwater Rd. on the flatter and lower
ground providing access and views to the beach and those west
of Pittwater Road responding to the existing elevated irregular
topography following the changes of levels.
These different patterns produce a rich and varied built form result,
providing in the case of straight east west roads typical regular
and repetitive north/south orientations while the topography
driven pattern features diverse and site specific orientations. Both
patterns contribute to build up Dee Why’s sense of place, one
providing legible streets and the other providing visual interest and
land marking features.
Shape and size of blocks east of Pittwater Rd. are consistent
in widths and variable in length. Some blocks are extremely
long, up to 700m and require breaks to increase the north south
accessibility.
On the western side of Pittwater Rd. size and shape of blocks
are varied, providing different configurations for blocks and lots,
resulting in a formally less consistent environments.
Generally the centre features variable building heights, diverse
bulk and age, producing incoherence in terms of its legibility and
uniformity.
Uses and activity locations also vary, however typically at street
level retail dominates, while in some cases commercial uses
are evident. Most of the built form above ground floor features
residential uses.
As evident in the graphic provided, it can be seen that some
buildings have a dominating footprint, these generally are
shopping or entertainment centres, while the remaining buildings
are smaller, responding to a corresponding tenure pattern. Built
to boundary is typical while some open space is available in the
core of the blocks, potentially facilitating servicing and connectivity
thought the centre
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land uses
Dee Why Town Centre contains a wide variety of land uses:
DEE WHY
LAGOON

∕∕ Retail uses concentrated along Pittwater and Fisher Roads, and Howard and
Oaks Avenues, with main new complex, the Dee Why Grand containing a Coles
supermarket and specialty shops
∕∕ Office and commercial uses around the main retail core
∕∕ Pittwater Road providing a variety of service orientated business such as
banking, property and professional offices
∕∕ Community uses dispersed throughout the Town Centre around the Civic Centre
and in Howard Avenue and Pacific Parade
∕∕ Surrounded by residential uses all within an easy walk

Warringah Council has significant
landholdings within the Study Area:
∕∕ The Civic Centre hilltop site and
associated carparks;
∕∕ The Howard / Oaks Avenue carpark site;
∕∕ Walter Gors Park and community
buildings on Howard Avenue;
∕∕ The Kiah Site; and
∕∕ The Mooramba Road Carpark
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The Centre currently is under performing and:
∕∕ Is characterised by a lack of land use cohesion and connection between the
Council owned Civic Precinct and the ‘centre proper’ across the major barrier of
Pittwater Road;
∕∕ Lacks visible civic and cultural facilities to act as landmarks or attractors to help
define the centre;
∕∕ Lacks any clustering of complementary land uses to foster comparison
shopping or social activity;
∕∕ Contains large areas of at grade car parks which further separate the various
activities in the centre;
∕∕ Contains number of unoccupied tenancies and underutilised buildings present
a negative image, particularly along Pittwater Road, which is also characterized
by long stretches of inactive commercial street frontages;
∕∕ Suffers from the recent emergence of discount shops and short term tenancies
also impact on the character and perceived viability of the centre;
∕∕ Is characterised by many existing buildings which are lacking in maintenance,
inconsistent and random building forms, fragmented ownership and subdivision
pattern and many loading docks fronting streets that undermine the centre’s
legibility, amenity and character coherence; and
∕∕ Currently presents as struggling and over the years has been impacted by the
strength of Warringah Mall. The challenge now is to foster a strong point of
difference for Dee Why and for it not to try to directly compete with the Mall but
rather to offer the ‘open air experience’, cultural diversity, accessibility etc.

MO
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street hierarchy
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On the low-lying areas between Dee Why Beach and the Town Centre, an orthogonal
street pattern has developed with an emphasis on east-west and north-south streets.
This grid system is adjusted to the topographic pattern on the higher slopes toward
the southern ridgeline, where streets follow the contour lines.

DEE WHY
LAGOON
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The street pattern in the Town Centre is characterised by:

R EN

CE

∕∕ Street widths of approximately 20 metres with the exception of the main arterial
road, Pittwater Road,which is approximately 35 metres wide.

CL A

∕∕ The street blocks are up to 700 metres long in east-west direction and 90 metres
wide in north-south direction.
D EE W H

A key issue resulting from the existing street pattern is the long block length in the
area bounded by Pittwater Road and Avon Road. The impact of these long blocks is
as follows:
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∕∕ The development of cross-block arcades on private property in the Town Centre
HOWAR
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∕∕ The use of the drainage easement as a cross-block pedestrian linkage in the northsouth direction.
∕∕ The use of the Council’s carpark in the block between Howard Avenue and Oaks
Avenue as a shortcut for pedestrians and vehicles.

PI

Pittwater Road is a major arterial road and a thoroughfare catering for bus movement
and most of the traffic from the entire Pittwater Peninsula. The road is six lanes wide
with regular 3.6 metres wide footpaths and some inconsistently planted medians. It is
the main gateway from which the majority of visitors first experience Dee Why.

T

E
AT
W
T

R

R

D S T R EE

T

D
OA

OAKS AV

E

PACIFIC
PAR ADE

Currently Oaks Avenue serves as a collector road providing the main vehicular access
to the beach from Pittwater Road.
Howard Avenue is also a collector street but currently does not have right hand
vehicular turn from Pittwater Road. Howard Avenue also offers the direct link between
the Town Centre and the Dee Why Beach and it serves as the ‘main street’ of Dee
Why with major entrances to retail, civic and community functions along its length.

ST U R D E

D EL M A R

Pacific and Sturdee Parades are primarily residential in character and are the interface
between the Town Centre and the residential areas to the south.

E PAR AD

E

PAR ADE

Dee Why Parade is a major collector road, and
is marked by retail and residential activity. It is
the interface between the Town Centre and the
residential areas to the north.
Mooramba Road forms the interface between the
Town Centre and the residential areas to the west.

STONY RANGE
RESERVE

Source - Government Architects Office - Dee Why
Town Centre Master plan 2004
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views & vistas
Key visual links which contribute to character and sense of place in the
Dee Why Town Centre include:
∕∕ Views from the raised aspect of the Council’s Office and Dee Why
Library to Dee Why Beach (currently obscured by planting) and back
towards the future town centre site and Howard Ave through carpark
planting.
∕∕ Dee Why Parade views to Dee Why beach in the east and to the west
towards character plantings of Norfolk Pines and beyond to Council’s
building on the hill.
∕∕ There are significant views into the Civic Precinct from Pittwater Road,
the western end of Howard Ave and the proposed town centre site,
which should be reinforced.

D EE W H

∕∕ Views east from Pacific Parade which terminate with the tree lined
ridges of the western escarpment .
HOWAR

ROAD

∕∕ Built form terminates direct views aligned with the direction of travel
along Pittwater Road at three significant sites. The north eastern
corner at Dee Why Parade (south travel), the southern corner of the
block at Mooramba Road and the southern corner of the block at
Fisher Road (north travel).

FISHER
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∕∕ Howard and Oaks Avenues and Dee Why Parade provide significant
vistas east to the ocean and the beach along their length.
PI

∕∕ Southern entry visual gateway with views from Pittwater Road into
Stony Range Reserve (both directions).
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∕∕ Close range low visual amenity views of the constructed and rock walls
on either side of Pittwater Road at Stony Range Reserve.
∕∕ Northern entry visual gateway views into Civic Precinct.
ST U R D E

∕∕ Character views of exposed rock outcrops at the Civic site.
∕∕ Landform changes expressed through elevated built form and
vegetation visible form Sturdee Parade

STONY RANGE
RESERVE
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pedestrian circulation
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The major generators of pedestrian movement in Dee Why are the bus
stops located in Pittwater Road, the Dee Why Library and Council offices
on the hill in the Civic Centre, the service-orientated businesses located
on Pittwater Road, Howard and Oaks Avenue, the new Dee Why Grand
shopping and commercial block. There is only some residual foot traffic
from Dee Why Beachfront area as it is considerable walking distance
and predominately accessed by vehicle.

DEE WHY
LAGOON

Generally, pedestrian activity within Dee Why Town Centre is constrained
by narrow footpaths and the dominance of vehicular traffic. Streets are
busy and wide and there are many conflicts between pedestrians and
automobiles, especially due to the many surface level carparks, loading
docks, service entries and driveway crossings.

D EE W H

FISHER

Several retail arcades also provide cross block pedestrian links between
Dee Why Parade and Pacific Parade but they are disjointed and function
only during business hours.

The elongated nature of Pittwater Road foot print along the centre creates
a long, linear divide between the east and west centre precincts. The
lack of a real core area disperses pedestrians which makes the area feel
underpopulated and lacking in vitality.
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Steep topography on the Civic precinct weakens accessibility for
pedestrians while changes in the city blocks and roads geometrical
patterns makes orientation challenging when landmarks are not readily
visible.

HOWA R

R OA D

Pedestrian movement is further disadvantaged by long east-west
blocks to the east of Pittwater Road. While a number of paths to move
through the centre are available, pedestrian experience of this network
has low amenity at the centre’s core. Illegible, and sometimes open to
the weather, these links meander through back of house environments
affecting privacy and orientation.

Y PA R A D

STONY RANGE
RESERVE
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walkability
The Dee Why Town Centre can be reached
from a multitude of directions by foot with
the only restrictions coming from the Lagoon
and from negotiating some of the steeper
topography to the west.
Walkability within Dee Why however is
affected detrimentally by:
∕∕ Lack of accessibility due to the urban
pattern and lack of north-south
connections
∕∕ Varied topography makes pedestrian and
cycle accessibility to and from the town
centre quite challenging in some instances
∕∕ Elongated Town Centre spread along
Pittwater Road means there is no real
concentration of density with key land uses
not co-located
∕∕ Lack of signage and wayfinding
∕∕ Lack of stimulating and attractive routes to
encourage repeated use
∕∕ Small variety of path types (eg. lanes,
arcades, shareways, promenades...)
which detracts from urban experience and
legibility
∕∕ Lack of safety with unclear sightlines and
poor passive surveillance
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vehicular circulation
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Vehicle circulation is as identified in the Government Architects Master
plan:

DEE WHY
LAGOON

“The major approach roads to the Dee Why Town Centre are
Warringah Road (west) and Pittwater Road (north and south). Pittwater
Road provides the major access to the Warringah Peninsula and is
classified as a State Road and the arterial route linking the Northern
Beaches with the Spit Bridge crossing Middle Harbour.
There are a number of significant collector roads providing major
vehicular links with the State road network. They are Dee Why Parade,
The Strand and Griffin Road, regional roads and major collector routes
between Dee Why and Queenscliff. McIntosh Road is a regional road
and a major collector route linking between Fisher and Willandra Road.

D EE W H

The local intersections with Pittwater Road are generally in the form of
‘T’ intersections, with the only right turn into the main Town Centre at
the intersection of Oaks Avenue.”
R OA D
FISHER
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Due to the number of signalised intersections on Pittwater Road, travel
through the centre can suffer congestion during peak times. These
signals provide opportunities for pedestrian crossings. Other streets
within the centre are dominated by vehicles with little consideration
for pedestrians. Conflicts occur between existing supermarket
loading areas and pedestrian movements especially along Dee Why
Parade, Oaks Avenue and Pacific Parade. There are many surface
level carparks within the Dee Why Town Centre. These attract a
concentration of vehicle use causing major traffic congestion and
vehicle / pedestrian conflicts.

HOWA R

Y PA R A D

The provision of carparking is considered
important for the local economy to
adequately service the needs of visitors.
Carparks in future development need
to be designed and located to avoid
conflicts between vehicle and pedestrian
movement and to not detract from the
creation of attractive shopping and living
experiences.
STONY RANGE
RESERVE

dee why TOW N C E N TR E master plan | PL AC E D e s i g n G ro u p

26

streetscape positives
A number of positive attributes and potentials have been identified
throughout the Dee Why Town Centre streetscapes:
∕∕ Significant street tree plantings of reasonable consistency and size
∕∕ Heritage tree specimens that contribute to local character and
identity
∕∕ Natural elements including rocky outcrops and native bushland
planting visible from the street
∕∕ Heritage buildings that contribute to local character and identity
∕∕ Landmark buildings
∕∕ Accessible bus pick up / drop off areas
∕∕ Connections with stormwater drainage routes which reflect
topography and natural water movements
∕∕ Street awnings are generally provided over the footpaths where
there are associated retail uses. These provide shade and shelter
amenity
∕∕ Views to landscape features such as the Lagoon, Beach and Stony
Range Reserve
∕∕ Areas of consistent setback and generous sidewalk widths
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Significant heritage buildings such as Pacific Lodge
contribute to character and tell a story of the past uses

St Kevin’s Church is a distinctive landmark building which is
unique to Dee Why

Commonwealth Bank building of heritage significance on
Pittwater Road

The Council Chambers (designed by Colin Madigan) are a
distinctive and recognisable element within the area

Tree lined streets perpendicular to the beach draw the eye
toward water views

Some activation to paved areas where generous building
setbacks allow good pedestrian amenity

Mature tree planting provides some amenity to pocket plaza

Norfolk Island Pines create a soft edge to Pittwater Road
adjacent Civic Centre and provide identity / character

Pedestrian only through-site linkages have potential for
additional way-finding reinforcement and legibility

Stony Range Reserve planting offers natural character for
motorists and pedestrians

Some activation of footpaths for street side dining with
awning protection

Streets with mature trees provide green respite from the
harshness of Pittwater Road
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streetscape negatives
A number of factors have also been identified as contributing to
negative streetscape amenity through aesthetics and / or use:
∕∕ Streets are dominated by vehicular use with little amenity for
pedestrians
∕∕ Low quality and inconsistent surface finishes, lighting and furniture
∕∕ No sense of arrival to the Town Centre
∕∕ Numerous carpark and building service entries break the urban form
and present a hazard to pedestrians
∕∕ Lack of identity and character with little sense of place
∕∕ Lack of streetscape definition
∕∕ No clear street hierarchy
∕∕ Poor legibility and pedestrian wayfinding with a lack of north-south
access and circulation, especially outside of business hours
∕∕ Lack of passive surveillance and night time activation with
implications for safety
∕∕ Lack of green space and urban vegetation offering shade and
microclimatic benefits
∕∕ Vast surface level carparks and expansive areas of paving contribute
to heat island effect
∕∕ Blank walls and facades, empty tenancies and dilapidated buildings
detract from streetscape aesthetics
∕∕ Dated and low quality window displays and an abundance of
advertising signage have a collective negative impact on character
and impression of quality
∕∕ Poor activation of public space
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Poor quality materials and lack of consistency detract from
streetscape experience

Dated and low quality shop fronts and window displays

Carparking and advertising signage are the only unifying
elements through town centre

Open spaces are small, infrequent, poorly designed and
under utilised

Green spaces lack purpose, serve no function and attract
few users

Large areas of paving contribute to the heat island effect
and detract from overall character

Gaps in urban built form expose users to back of house
views of very low amenity

Expansive surface level carparks are located at key
locations

Pedestrian linkages to Town Centre offer little amenity and
safety

Carparking and building entries erode the streetscape

No sense of arrival / departure for commuters along
Pittwater Road

Poorly defined entry sequence with no relation to sense of
place / local character
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constraints
Constraints to be considered in relation to future development include:
∕∕ Pittwater Road as a physical and visual barrier
∕∕ Heritage buildings and conservation areas containing built form that contributes
to Dee Why sense of place and character
∕∕ Natural landform and mature tree plantings that contribute to local character
and identity
∕∕ The linear layout of the Town Centre along Pittwater Road makes circulation
difficult for pedestrians
∕∕ Lack of overland flow drainage with flood hazard during high rainfall events
∕∕ Drainage pipes, channels and easements
∕∕ Lack of north - south pedestrian links
∕∕ Views to be retained of natural features
∕∕ Some pockets of bushfire prone land
∕∕ Street / block layouts that respond to landform and geography
∕∕ Varied topography with challenges for access and usability
∕∕ Existing built form of various age, quality, ownership and use
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Pittwater Road dissects the Town Centre and restricts both
pedestrian and vehicular movement

Established character plantings restrict development to
edge of Civic Centre site

Steep level changes create challenges for public realm and
accessibility

Views to water from vantage points around the Town Centre
to be respected

Vehicular access and circulation are likely to become a
larger issue as local population increases

Drainage easements and flooding issues need to be
considered

A high water table throughout the town centre means
parking is typically at surface level and not below ground
which is detrimental to pedestrian amenity

Rocky outcrops and native vegetation define local character

Natural landforms contribute to sense of place

A selection of existing buildings, including the Council
Chambers, have heritage protection

Views of distinctive landform and planting should be
respected by future adjacent developments

New building developments may not reflect desirable urban
principles
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opportunities
Opportunities to be explored through the master plan scenario options have been
identified as:
∕∕ Street hierarchy and streetscape design amendments to enhance legibility and
amenity for Town Centre users
∕∕ Acknowledge and reinforce the differences in streetscape and urban character
within the town centre
∕∕ Draw on the character of existing built form and planting
∕∕ Improve pedestrian connectivity by creating or reinforcing mid block links
∕∕ Improve pedestrian access to / from the Civic Centre and provide a new
address to the public realm
∕∕ Reclaim under utilised spaces throughout the Town Centre to create an open
space matrix that provides residents and visitors with attractive, usable and
connected open space
∕∕ Key sites have been identified as possible locations for public art as part of an
integrated art strategy (to be developed)
∕∕ Arrival sequence to emphasise the visual and physical gateways
∕∕ Connect quality open space and landscape features through an interpretive
walkway that celebrates local character and culture
∕∕ Use building heights to articulate street edges, give accentuation to building
corners and to allow breaks in the street edge to define urban places
∕∕ Relocate existing large at grade parking areas into basement or above ground
parking wherever possible
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New retail typologies offer an improved shopping
experience and contribute to streetscape vitality

Laneways and arcades have potential to improve pedestrian Street hierarchy adjustments can provide better non-vehicle
connectivity and offer varied uses
user experience and circulation

Places need to be designed for people and consider what
the spaces will be used for

High quality, adaptable open spaces provide a platform for
community use and social interaction

Highway experience can be enhanced for motorists and
pedestrians

Gateway entrance sequence elements provide a sense of
arrival and character

Cultural heritage interpretation can be utilised to reinforce
sense of place for residents and visitors alike

Linkages to Coastal walk and other areas of natural quality

Connections to Stony Range Reserve and other parks
create a highly accessible open space network

Accentuate connections to places such as the Lagoon that
are distinctive of the area

Reinforce physical, visual and character to linkages to the
beach
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