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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.

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

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. 

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

Dee Why Lagoon and Beach. image source: Panoramio

Above: Typical streetscape view within Dee Why Town Centre 

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

iNTRODuCTiON
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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)
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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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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.
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Dee Why Town Centre   -  Masterplan  -  Design Report  -  Government  Architect’s Office   -    September 2004 55555
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11111.3   Study Area.3   Study Area.3   Study Area.3   Study Area.3   Study Area
This Masterplan focuses primarily on the Town Centre
site bounded by Pittwater Road, Avon Road, Dee Why
Parade and Pacific Parade.  The study area is currently
subject to heightened development interest, in
particular, mixed commercial/retail development with
large components of high density residential housing.

As a secondary study, the implications of upgrading
the Town Centre with a new vision for surrounding
areas have also been investigated in conceptual
terms. This includes the connection to the lagoon,
beach and existing Council Civic Centre site.

The primary focus of this Masterplan is 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.

1     INTR1     INTR1     INTR1     INTR1     INTRODUCTIONODUCTIONODUCTIONODUCTIONODUCTION

study area
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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.

The Masterplan proposes a sequence of new public
squares and parks throughout the retail centre of Dee
Why, linking the existing Civic Centre precinct on the
hill with the retail hub of the Town Centre. The focus
of this masterplan is on three blocks to the east of
Pittwater Road bounded by Dee Why Parade and
Pacific Parade, on sites that are very much
underutilised and can offer significant opportunities
for public domain improvements.

The new Town Square is created on the existing
Spotlight car park site off Howard Avenue.

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
in Dee Why. The square will be framed by two storey
colonnades with quality mixed use buildings above.

The four storey buildings will define the square with
taller and elongated eight storey buildings being
placed in the north-south direction to the east and
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.

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.

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

PREviOuS STuDiES

Government Architects 
Office Master Plan Review 
issued September 2004

This review acknowledges that the brief, scope and site 
boundaries for the Government Architects Office (GA) 
Master Plan do not match those guiding our current 
study.

The design principles and elements underpinning the 
Government Architect’s Master Plan focus around the 
following areas: 

 ∕ invigorating the centre’s life by general upgrading of 
the public domain of the centre;

 ∕ 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 

Road, with an expanded Walter Gors Park on Howard 
Avenue;

 ∕ additional street and median planting;

 ∕ 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). 

The aim was to facilitate the creation of a central core 
that has many and varied activities, providing vibrancy 
and pulse to the centre.

The civic functions were interfaced with retail and 
residential activities providing an active environment 
which is safe and accessible at all hours.

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.

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.

Based on a thorough site analysis, the Government 
Architect’s Master Plan put forward a number of 
principles to guide the centre’s future interventions 
and highlighted opportunities to be consolidated into 
transforming initiatives. These include the creation and 
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.  
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Masterplan building heights respond to the topography
of the site, the character and amenity of the local
streets, significant views and vistas and the protection
of the environmental quality of the public domain.

Building heights proposed for the Dee Why Town
Centre range from 2 storeys to a maximum of 8
storeys.  Street edges are generally maintained at a 4
storey podium.  Building heights rise to 8 storeys
around the Town Square, marking its significance
while still allowing effective solar access.  The Howard
Ave/Pittwater Road and Oaks Avenue/Pittwater Road
corners are emphasised with building heights
reaching a maximum of 7 storeys.

Public squares in general are framed by a 2 storey
colonnade with retail, cultural and community uses at
the lower levels and residential and commercial
buildings of between 2 and 8 storeys above.

This remains consistent with the objectives of the
existing LEP.

Dee Why Town Centre  -  Masterplan  -  Design Report  -  Government  Architect’s Office  -  September 2004     36 36 36 36 36

5.9  East - W5.9  East - W5.9  East - W5.9  East - W5.9  East - West Section threst Section threst Section threst Section threst Section through the neough the neough the neough the neough the new Tw Tw Tw Tw Tooooown Sqwn Sqwn Sqwn Sqwn Squareuareuareuareuare

5     MAS5     MAS5     MAS5     MAS5     MASTERPLANTERPLANTERPLANTERPLANTERPLAN

DEE WHY                PARADE
         

DEE WHY                PARADERA
        P ADEA

PIT
TW

ATER 

PIT
TW

ATER

   
   

 R
O

AD

   
   

RO
AD

   
 R

O
AD

ST DAVID AVENUE

ST DAVID AVENUE
A

T D

HOWARD  AVENUE

HOWARD  AVENUE

OAKS  AVENUE
OAKS  AVENUE

AKS A

PACIFIC  PARADE

PACIFIC  PARADE

N
E

W
 S

T
R

E
E

T
S

T
R

E
E

T
W

colonnade

    5.0 m

0 21 76 843 5 109 NEW TOWN SQUARE

          35.0 m

deep soil area

colonnade

    5.0 m

setback

  5.0 m
setback

  5.0 m

25.2

7.2

10.2

13.2

16.2

19.2

22.2

3.6

0.0

Dee Why Town Centre  -  Masterplan  -  Design Report  -  Government  Architect’s Office  -  September 2004     52 52 52 52 52

5.5.5.5.5.111119 P9 P9 P9 P9 Perererererspectivspectivspectivspectivspectiveseseseses

5     MAS5     MAS5     MAS5     MAS5     MASTERPLANTERPLANTERPLANTERPLANTERPLAN

VieVieVieVieView of new of new of new of new of new Tw Tw Tw Tw Tooooown Sqwn Sqwn Sqwn Sqwn Square at nightuare at nightuare at nightuare at nightuare at night

Above: Built form diagrams display low heights with little development at other Council owned sites

Below: Section through the proposed town square

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

With the benefit of time and hindsight since the Master 
Plan release, subsequent studies undertaken on the 
site and also based on our own observations and 
experience, we believe there are areas in this Master 
Plan that should be revisited and expanded on in the 
current Master Plan Review Study. 

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. 

However comprehensive in the conceptual ideas put 
forward, the Master Plan does not propose initiatives  
beyond these blocks, with the civic centre on the 
western side of Pittwater Rd remaining disengaged and 
other Council owned land parcels also not included. 

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 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 
order 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. 
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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.

Warringah Council has many WSUD strategies
underway including:

• amending the LEP (2000) to emphasise
implementation of WSUD,

• a commitment to community leadership in
sustainable design through Council’s own
projects,

• training Council staff in development application
assessment process.

In addition, the requirements of the State
Government’s Building and Sustainability Index
(BASIX) outlines standards for water management and
conservation in new development.

There are plans to reinstate a natural creek bed in the
concrete stormwater culvert north of Dee Why Parade.
This will provide a pleasing feature for residents and
could incorporate a boardwalk for pedestrian access.
The covered sections of the culvert south of Dee Why
Parade will have upgraded pedestrian access with
lighting and landscaping.

Dee Why Masterplan Water Sensitive UrbanDee Why Masterplan Water Sensitive UrbanDee Why Masterplan Water Sensitive UrbanDee Why Masterplan Water Sensitive UrbanDee Why Masterplan Water Sensitive Urban
Design Object ivesDesign Object ivesDesign Object ivesDesign Object ivesDesign Object ives
• New development should demonstrate current

best practice environmental sustainability.
• 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.

StrategiesStrategiesStrategiesStrategiesStrategies
• Grey water harvesting and reuse. Treated

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.

• Permeable paving – incorporate permeable
paving systems where appropriate.

• Street tree planting – connect kerb inlets to tree
pits to slow initial flows and provide irrigation.

• Sediment control programs during construction

Dee Why has major local flooding issues. This is being
addressed by Council’s Dee Why and Curl Curl
Lagoons Floodplain Risk Management Process, which
has completed data collection and flood study phases
and is currently at Risk Management Study phase.

The existing stormwater system is not filled to
capacity, with the majority of flow going overland. Litter
and cars parked over grates tend to block pits. An
upgrade of the stormwater system is proposed in Oaks
Avenue, to provide more access to underground
pipes.

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

Street planter box cenceptReclaimed waste water concept.
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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.
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The Town Square is intended to be a flexible, multi-
use area and the main public gathering place in Dee
Why. The square will be connected to the existing
street pattern through arcades and colonnades.

The square contains reflective pools, shaded seating
and patterned paving. The aim is to keep the ground
plane simple and uncluttered. Tree planting of
Ornamental Pear (Pyrus calleryana CV  ‘Chanticleer’)
provides seasonal interest and a light canopy to
seating at the street edge.

The square will have high quality paving, landscape
and public art and surrounding building heights
would maximise sunlight while giving an appropriate
sense of enclosure.  Active uses will frame the square
and markets, cafes, restaurants and bars will spill out
into the space enlivening it during the day and night.
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Library SquareLibrary SquareLibrary SquareLibrary SquareLibrary Square

Complementing the multi-use Town Square will be a
smaller, but equally important public square that
provides entry into the new Library and the Community
Centre.

This more intimate square, with its community focus,
will be enhanced by public art and also offer a variety
of retail opportunities.  The square will be connected
to the Town Square and existing street pattern
through a new arcade system.

 TOWN
SQUARE

LIBRARY
SQUARE

View of Town Square from Howard Avenue

View of Library Square and Library Entry
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use area and the main public gathering place in Dee
Why. The square will be connected to the existing
street pattern through arcades and colonnades.

The square contains reflective pools, shaded seating
and patterned paving. The aim is to keep the ground
plane simple and uncluttered. Tree planting of
Ornamental Pear (Pyrus calleryana CV  ‘Chanticleer’)
provides seasonal interest and a light canopy to
seating at the street edge.

The square will have high quality paving, landscape
and public art and surrounding building heights
would maximise sunlight while giving an appropriate
sense of enclosure.  Active uses will frame the square
and markets, cafes, restaurants and bars will spill out
into the space enlivening it during the day and night.
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Library SquareLibrary SquareLibrary SquareLibrary SquareLibrary Square

Complementing the multi-use Town Square will be a
smaller, but equally important public square that
provides entry into the new Library and the Community
Centre.

This more intimate square, with its community focus,
will be enhanced by public art and also offer a variety
of retail opportunities.  The square will be connected
to the Town Square and existing street pattern
through a new arcade system.

 TOWN
SQUARE

LIBRARY
SQUARE

View of Town Square from Howard Avenue

View of Library Square and Library Entry
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Black She-Oak
(Allocasuarina littoralis)

Snow in Summer
(Melalueca linariifolia)

Linear ParkLinear ParkLinear ParkLinear ParkLinear Park
This pedestrian access way and covered stormwater
channel links the three parallel streets of the Master
Plan. The main path is exposed aggregate concrete
paving with decorative banding at the joints. The
access way incorporates lighting, planting and turf to
create a safe and pleasant pedestrian environment.
Species will be locally native including Black She-Oak
(Allocasuarina littoralis) and Snow in Summer
(Melaleuca linariifolia). Existing planting in adjacent
properties will be considered in the design.
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Above: Public and civic parks and plazas considered through the GA Master Plan report: Town Square, Triangle Park and 
Walter Gors Park

Below: WSUD strategy diagrams that were considered 
within the GA Master Plan report

In summary, we believe the Master Plan as proposed 
by the Government Architect strongly relies on the built 
form controls to achieve change.

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 its footprint and intent in these 
areas. Again this may have not been within the master 
plan scope.

In our Master Plan Review Study we explore the 
potential to provide detailed WSUD treatments through 
connected park systems from the catchment west of 
Pittwater Road all the way to the Lagoon, including all 
the existing park and drainage connections. 

PREviOuS STuDiES



DEE WHY TOWN CENTRE MASTER PLAN | PLACE Design group

15

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

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.
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Oaks Avenue - a major pedestrian boulevardeOaks Avenue - a major pedestrian boulevardeOaks Avenue - a major pedestrian boulevardeOaks Avenue - a major pedestrian boulevardeOaks Avenue - a major pedestrian boulevarde

Oaks Avenue will become a major pedestrian
boulevard with outdoor cafes, shade trees and quality
paving.
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View of enlarged Walter Gors ParkView of enlarged Walter Gors ParkView of enlarged Walter Gors ParkView of enlarged Walter Gors ParkView of enlarged Walter Gors Park

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.

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: 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).

LEP AMENDMENT NO.21(November 2008)

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).

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.
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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.

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. 

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.

DEE WHY 
LAGOON

DEE WHY 
BEACH

CIVIC 
CENTRE

STONY RANGE 
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17HYDROLOgY & DRAiNAgE

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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18 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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19uRbAN PATTERN

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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20 LAND uSES

Dee Why Town Centre contains a wide variety of land uses:

 ∕ 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

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.

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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21STREET HiERARCHY

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.

The street pattern in the Town Centre is characterised by:

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

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

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:

 ∕ The development of cross-block arcades on private property in the Town Centre

 ∕ The use of the drainage easement as a cross-block pedestrian linkage in the north-
south direction.

 ∕ The use of the Council’s carpark in the block between Howard Avenue and Oaks 
Avenue as a shortcut for pedestrians and vehicles.

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.

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.

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

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.

Source - Government Architects Office - Dee Why 
Town Centre Master plan 2004
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22 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.

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

 ∕ 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). 

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

 ∕ Southern entry visual gateway with views from Pittwater Road into 
Stony Range Reserve (both directions).

 ∕ 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.

 ∕ Character views of exposed rock outcrops at the Civic site. 

 ∕ Landform changes expressed through elevated built form and 
vegetation visible form Sturdee Parade
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23PEDESTRiAN CiRCuLATiON

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.  

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.

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. 

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.

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.

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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24 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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25vEHiCuLAR CiRCuLATiON

Vehicle circulation is as identified in the Government Architects Master 
plan: 

“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. 

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.”
 

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.

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.
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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

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

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

Commonwealth Bank building of heritage significance on 
Pittwater Road

Mature tree planting provides some amenity to pocket plaza

Some activation of footpaths for street side dining with 
awning protection

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

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

Stony Range Reserve planting offers natural character for 
motorists and pedestrians

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

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

Streets with mature trees provide green respite from the 
harshness of Pittwater Road
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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

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

Pedestrian linkages to Town Centre offer little amenity and 
safety

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

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

No sense of arrival / departure for commuters along 
Pittwater Road

Dated and low quality shop fronts and window displays 

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

Carparking and building entries erode the streetscape 

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

Expansive surface level carparks are located at key 
locations 

Poorly defined entry sequence with no relation to sense of 
place / local character
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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

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

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

Steep level changes create challenges for public realm and 
accessibility

Natural landforms contribute to sense of place Views of distinctive landform and planting should be 
respected by future adjacent developments

Established character plantings restrict development to 
edge of Civic Centre site

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

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

Rocky outcrops and native vegetation define local character

New building developments may not reflect desirable urban 
principles
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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

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

Linkages to Coastal walk and other areas of natural quality  

Street hierarchy adjustments can provide better non-vehicle 
user experience and circulation

Gateway entrance sequence elements provide a sense of 
arrival and character

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

Laneways and arcades have potential to improve pedestrian 
connectivity and offer varied uses

Highway experience can be enhanced for motorists and 
pedestrians

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

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

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

Reinforce physical, visual and character to linkages to the 
beach
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01	 Northern	Gateway	
	 Visual	marker	to	announce	arrival

02	 Pittwater	Road	1
	 Entry	Sequence	with	street	tree	and	arrival	treatment		
	
03	 North	West	Civic	Carpark
	 Potential	built	form	development

04	 Landscape	Conservation	Area

05	 North	East	Civic	Land
	 Potential	built	form	development

06	 Clarence	Ave	
	 Beach	access	from	north	with	Town	Centre	bypass	-		
	 street	hierarchy	amendments	

07	 Drainage	Channel	
	 Boardwalk	situation	over	current	open	channel		
	 creates	pedestrian	link	to	/	from	Lagoon	walk

08	 Dee	Why	Parade	Corner
	 Potential	Town	Centre	arrival	marker	site	and	pocket		
	 park	on	visual	axis	from	Pittwater	Road	north

09	 Drainage	Channel	
	 Boardwalk	situation	over	current	open	channel		
	 creates	pedestrian	link	to	/	from	Lagoon	walk

10	 Warringah	Council	Building	/	Civic	Centre
	 Existing	Civic	Centre	building	to	be	conserved

11	 Dee	Why	Library	Building
	 Heritage	building	to	be	conserved

12	 Civic	Centre	Carpark	East
	 Opportunity	for	built	form	and	public	realm		 	
	 development

13	 Civic	Centre	Carpark	South	West
	 Opportunity	for	built	form	and	public	realm		 	
	 development

14	 Civic	Centre	Carpark	South	East
	 Opportunity	for	built	form	and	public	realm		 	
	 development

LEGEND
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15	 Pittwater	Road	2
	 Median	and	streetscape	works	with	potential	bus		
	 interchange	relocation

16	 Drainage	Easement
	 Pedestrian	linkage	expressing	water	flow	with			
	 interpretation	/	contact.	Connects	with	Walter	Gors		
	 Park

17	 Walter	Gors	Park
	 Expanded	park	with	facilities	for	all	ages.	Potential		
	 integration	of	WSUD	and	interpretation	elements

18	 Existing	Police	Building
	 Located	within	case	study	amalgamation	zone	

19	 St	David	Ave	Pocket	Park
	 Redesign	to	complement	adjacent	development

20	 Proposed	Multi	Unit	Residential
	 As	per	current	Approved	DA

21	 Pittwater	Road	North	Bus	Exchange
	 Potential	relocation	to	be	explored	

22	 Pittwater	Road	3
	 Retain	median	planting	and	enhance	streetscape

23	 Triangular	Block
	 Private	land	block	-	case	study	amalgamation	area

24	 Town	Centre	Crossing
	 Pedestrian	circulation	options	explored

25	 Dee	Why	Town	Square
	 Based	on	DA	approved	proposal	with	varying		 	
	 program		for	the	public	realm	

26	 Howard	Ave
	 Streetscape	refurbishment	to	offer	pedestrian			
	 priority	and	connect	with	Civic	Centre,	Town	Square		
	 and	beachfront	area

27	 Triangle	Park	North
	 Potential	riparian	corridor	development	with	enhanced		
	 pedestrian	connectivity

28	 Howard	Avenue	East
	 Enhance	streetscape	and	offer	pedestrian	and	cyclist		
	 amenity	to	provide	strong	physical	/	visual	link	to	the		
	 beach

29	 Site	B	-	Amalgamated	Block
	 Based	on	DA	approved	proposal
	
30	 Triangle	Park	South
	 Pedestrian	plaza/park	to	compliment	Triangle			
														Park	North	and	to	support	adjacent	uses,	enhance		
	 pedestrian	connectivity	and	reinforce	local	
	 character	

31	 Council	Carpark	(Site	A)
	 Council	owned	land

32	 Church	Lane
	 New	shared	zone	opportunity

33	 Fisher	Road	Corner	Block
	 Part	of	case	study	amalgamated	block	-	opportunity		
	 to	explore	character	and	identity	defining	works	as		
	 Town	Centre	nodal	point

34	 Redman	Road	Pocket	Plaza
	 Enhance	amenity	and	integrate	WSUD	features

35	 Oaks	Ave	Streetscape
	 Create	vibrant	streetscape	capable	of	supporting		
	 various	uses	with	focus	on	alfresco	dining

36	 Mooramba	Carpark
	 Council	owned	carpark

37	 Pittwater	Road	4
	 Median	and	streetscape	works	

38	 Kiah	Community	Site
	 Council	owned	site

39	 Through	Site	Link
	 Enhance	north-south	connection	for		increased		
	 pedestrian	safety	and	amenity

40	 Sturdee	Parade
	 Streetscape	improvement	works	

41	 Pedestrian	Link
	 Explore	potential	for	north	-	south	pedestrian	/	cycle		
	 link	to	enhance	access	and	circulation

42	 Dee	Why	Interpretation	Track
	 Walkway	with	wayfinding	and	interpretive	elements		
	 linking	Stony	Range	Reserve,	Dee	Why	Beach,	Dee		
	 Why	Lagoon,	Mooramba	/	Redman	Road,	Civic		
	 Centre	and	Town	Centre

43	 Service	Station	Corner
	 Improve	streetscape	amenity	and	reinforce	effect	of		
	 southern	entry	feature	

44	 Southern	Entry	Feature
	 Mark	entry	to	Dee	Why	from	South	with	landmark		
	 feature	

45	 Pittwater	Road	5
	 Treatment	of	roadside	to	enhance	natural	features	and		
	 provide	entry	sequence	from	south

46	 Stony	Range	Reserve
	 Provide	walkway	links	and	signage	from	Town	Centre		
	 and	from	Queenscliff	to	Palm	Beach	Coastal	Walk

47	 Woolworths	Lane
	 Opportunity	for	shared	lane	through	site	access	with		
	 retail	and	restaurant	activation



03 viSiON



DEE WHY TOWN CENTRE MASTER PLAN | PLACE Design group

37APPROACH

i
iNNOvATiON
iMAgiNATiON
iNSPiRATiON
iNTELLigENCE
iNTEgRiTY
iMPROvEMENT
iMPLEMENTATiON 
iNTEgRATiON
iNTERfACE
iNSigHT
iDENTiTY

initial ideas and alignment: 
Innovation

The master plan review will bring innovative thinking and 
best practice to the centre future development.

Imagination

Creative and imaginative approaches to design process 
will deliver a distinct and memorable place, capturing 
the imagination of prospective residents, business and 
investors

Inspiration

The centre design features will become an attractive 
focus to investment, inspiring confidence and 
commercial reliability

Intelligence

The master plan review will distil the best ideas to set the 
basis for a smart, cleverly structured competitive place

Integrity

Design rigour will assure that the Dee Why town centre 
will welcome its people and the place has a true, non-
transferable, unique and defining identity.  

Improvement

The master plan review will propose great improvements 
in the public and private realms directed to enhance 
urban qualities, motivating and generating investment 
opportunities and an overall change for better.   

Implementation

The master plan review will consider implementable, 
realistic scenarios for delivery of feasible, predictable, 
commercially sound results 

Integration

The success of good and competitive places resides 
in the practical and effective integration of its service 
assets, urban qualities and, its physical accessibility 
and functionality with the ability to deliver its community 
needs and aspirations.

Interfaces

A vibrant place results of appropriate mix of activities 
and their interfacing. Accessible and safe places rely 
on open and naturally self-policing spaces; these 
require well designed interfaces underpinning positive 
perceptions 

Insight

Formulating a cohesive vision for the future utilising a 
wide variety of knowledge and best practice precedents 
to ensure Dee Why Town Centre is successful in the 
long term.

Identity

As discussed above identity will be a driving factor in 
Dee Why success to generate civic pride, community 
ownership and attract investment. 

our commitment to this 
project:
• Delivery of a high quality Master Plan that is capable 
of being translated into tangible land use, built form, 
iconic places and open spaces with design guidelines 
that will form part of Dee Why’s planning instruments.

• Ensure the above eleven guiding principles are 
reflected in all outcomes.

• To develop, refine and incorporate into the Master 
Plan, visions, options and concepts that will emerge 
from the team’s stimuli, design process and client’s 
feedback.

• Present innovative design ideas, concepts and 
options in an effective, visual manner that will facilitate 
constructive comment, debate and review.

• To collaborate with the group to receive maximum 
input to guide the design process and achieve high 
quality outcomes.

• To make recommendations on the development form 
and open space on both the site study area as well as 
adjoining areas.

• An ability to ‘think collectively and consistently’ and 
graphically illustrate concepts to explore suggested 
ideas.

• Assist in the integration of potential divergent views 
within the stakeholder’s group’s representative.

• Provide professional expertise and inspired creativity 
to attain design excellence in the Master Plan and its 
outcomes.
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town centre dissected poor stormwater and 
drainage

limited pedestrian 
connectivity and priority

lack of character and 
identity

Pittwater Road is a visual and physical 
barrier that causes major issues in terms 
of access and circulation

An increase in impervious areas 
throughout the catchment and lack of 
overland flow paths decreases the Town 
Centre’s ability to tolerate stormwater 
events.

Vehicle dominated streets and a lack of 
well defined and safe through block links 
creates a situation of poor pedestrian 
amenity. 

Built form and open space does not 
convey a cohesive sense of place or 
represent the culture and creativity of 
local residents. 
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lack of access to open space 
and insufficient greening

inconsistent building 
typologies and fragmentation

poor amenity and 
streetscape definition

lack of retail and commercial 
demand

Public spaces and streets are under 
utilised and inhospitable. They are 
not well connected and are devoid of 
vegetation in some instances. 

Building heights, forms, uses and urban 
character varies dramatically across the 
town centre as development proceeds 
without a structural vision in place.

Built form does not currently articulate 
urban open space well. There is little to 
no large urban open space with high 
amenity. Significant open areas in the 
centre are dedicated to car parking.

Built form currently defines fragmented 
retail activity while public transport 
deficiencies affect commercial 
confidence in the Town Centre.
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consolidate and reinforce 
the sense of centre core

The master plan will consolidate the 
centre in to a unified and identifiable 
place with a defined core and consistent 
surroundings.

The master plan will integrate the centre 
with its natural assets, reinforcing its 
coastal location characteristics.

The centre will enjoy a variety of 
movement networks allowing good 
quality and safe accessibility to all areas 
at all times.

The centre will provide services, features 
and places that are reflective of its 
community values and aspirations and 
create civic pride and creativity.

reconnect with natural 
systems

ensure a well connected 
town centre

foster a sense of community 
and pride of place
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Open spaces will be of easy access and 
of great quality, their location will connect 
the centre core with its most significant 
landscape features.

High quality, integrated built form 
will accommodate all functions and 
population for the centre in alignment 
with the regional and metropolitan vision 
for the city. 

Streets and parks will create an 
attractive, vibrant and safe place, 
accessible at all times by people with all 
level of abilities, enjoying all the centre 
has to offer.

The integration of visionary planning 
controls and best practice public realm 
design and delivery will create the 
demand for investment in a place with 
unique offers and opportunities.

enhance open space to 
service the town centre and 
future growth

consolidate built form 
looking to the future

provide a safe and enjoyable 
public realm

ensure an attractive, vibrant, 
sought after town centre 
that generates investment 
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Carparks at street level should activate the streetscape 
and may consider sleeving with complementary uses.

Community engagement through art initiatives help 
contribute to a place’s ‘Cultural Capital’ and sense of 
place.

VARIOUS LOCATIONS
Microclimatic benefits appropriate to location, orientation 
and use should be incorporated through design.

Green roofs and walls improve environmental conditions 
with benefits for water and energy efficiency. Providing 
access to roofs can add to public open space. 

Community pride through 
celebrating identity. 

Distinctive parks should 
connect surrounding areas.

Open space can provide for passive recreation while 
performing ecological functions such as stormwater 
detention / filtration and habitat creation.

Streetscapes should have water sensitive urban 
design principles in place to enable total water cycle 
management throughout the town centre.

Integrate a mix of uses with good connections to 
surrounding streets with active street frontages and 
extended hour uses around public spaces. 

Child friendly environments can contribute to the 
wellbeing of children. Centres should be safe and 
accessible with places to visit, engage and participate in 
community life.

There are many excellent local and international 
precedents that are applicable for reference for Dee Why 
Town Centre. These local , national and international 
precedents and principles are indicative of some of the 
possibilities and potential that can be emulated or built 
upon in future development of the Town Centre. 

For further guiding principles refer to the Draft Centre 
Design Guidelines prepared by the NSW Government 
Planning Department. 

Adaptable public spaces that provide a stage for daily 
life as well as special events.

Building forms should be varied while offering human 
scale elements at streetscape level for amenity to 
pedestrian users. 



DEE WHY TOWN CENTRE MASTER PLAN | PLACE Design group

43

Pedestrian areas adjacent to streets are well defined for 
safety and amenity.

Reduce kerb radii at intersections to give pedestrians 
priority and improve safety. Surface material changes 
further define crossing points.

Streets defined by cohesive built form and awnings. The 
scale and proportions of buildings should be relative to 
the local context and desired built character. 

Passive solar design with shade provided by screens, 
canopies and tree planting.

Defined pedestrian circulation with protection from the 
elements.

Provide generous footpaths to cater for pedestrian traffic 
and other uses.

Considered solar access and shade is important to 
attract people. High quality finishes and public art are 
other important factors.

ROUSE HILL TOWN CENTRE, NSW

Create a transition between the shopping centre, 
the street and the surrounding neighbourhood. Well 
designed spaces should include ample seating. 

More intensive and extended hour uses should be 
located towards the street where natural surveillance 
helps keep these places safe.

Design of public space should be inclusive and cater for 
all ages and abilities. Elements within should respond to  
community identity and local environmental conditions.

FEDERATION SQUARE, MELBOURNE

At Docklands in Melbourne, public spaces are varied 
and adaptable. They offer a variety of places to sit and 
interact with other users on a number of levels. 
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Pedestrians and cyclists prioritised within the Centre 
with sufficient green cover to improve environmental 
conditions.

Places to sit and things to do create places people want 
to visit and gives a place vitality.

Integrated large format uses retain streetscape amenity. 
Laneway activation with a mix of retail and restaurant / 
cafe use that provides nightlife. Consistent signage and 
lighting elements. 

Outdoor retail experience is functional and has high 
amenity for users. Simple and robust surfaces complement a range 

building styles, materials and details. 

Well considered streetscapes with cycleways, character 
planting, built form cohesion and landmark sculpture.

Public realm provides amenity for all users.

Stormwater is managed on site before being released 
into waterways while improving the appearance of the 
public realm through Water Sensitive Urban Design.

Public/private transition typology allows for visual 
surveillance enhancing laneway security. 

Pedestrian based streets enhance livability for residents 
while promoting healthy lifestyle.

PORTLAND, USA

Use of materials reflects the rich site histories. Parks 
provide ecological value and engage people with natural 
systems, contributing to sense of place. 

KELVIN GROVE, QLD MELBOURNE, VIC
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Strong identity has positive impacts and creates the 
preconditions for establishing civic pride, community 
spirt, and the necessary caring for the urban 
environment.

defining character

“Dee Why will be home to a thriving cosmopolitan 
community who cherish their past, celebrate its 
unique and engaging vibe and embrace its bold 
commitment to urban sustainability. It will be a 
place of both energy and refuge, a city at the 
beach, with a distinctive modern urban identity.”

iDENTiTY PLACEMAkiNg

The key to great public spaces is people. Great public 
spaces are where social and economic exchanges take 
place, friends run into each other and cultures mix. 

The city centre potentially represents a place for 
commonality, where some form of common identity and 
spirit of place can be created, where people of different 
ages, social classes, ethnic and racial groups and 
lifestyles can mix and mingle in informal and unplanned 
ways.

Project for Public Spaces (PPS) have identified four key 
qualities to public space:

 ∕ They are accessible

 ∕ People are engaged in activities there

 ∕ The space is comfortable and has a good image

 ∕ It is a sociable place

Initiatives identified in research findings by others that 
assist in contributing to great places include:

 ∕ Physical elements to make people comfortable

 ∕ Night time lighting for after dark use

 ∕ Moveable furniture for freedom of use

 ∕ Water features for sound and aesthetics

 ∕ Incidental seating on walls and ledges in addition to 
furniture

 ∕ Activity zones to bring strangers together

 ∕ Overhead shelter / canopy

 ∕ Observation points for people watching

 ∕ Outlets for community spirit and cooperation (eg. 
community gardens)

Above:

Dee Why beach front attracts 
locals and visitors 

Left:

Table (sourced from Project 
for Public Spaces website) 
outlining what makes a great 
place. Key attributes are in 
orange, intangibles in green 
and measurements are in 
blue.

Above:

Celebration of Tongan culture. Dee Why has historical and 
on going ties to the Tongan community.

Above:

Tank tracks remain in Dee Why Lagoon which tell a story 
about Dee Why’s role during war time.

In an increasingly multi-cultural world, finding innovative 
ways of bridging cultural divides will become an 
increasing priority for cities that want to be successful. 

 

local identity
It is important that the identity of Dee Why attracts the 
right people for the future success of the Town Centre.

Urbanist and Author Charles Landry believes that: 
“People resources have supplanted natural resources 
as the main source of competitiveness. Human talent, 
skills, and creativity are replacing location, natural 
resources, undifferentiated pools of labour and 
market access as the central urban resources. The 
inventiveness and innovations of those who live in, work 
in and run cities determine their future success.

(The Creative City, 2008)

The people of Dee Why are its real asset and they form 
the ‘Social Capital’. Making the specific symbols of Dee 
Why and its neighbourhoods and people visible can 
celebrate local distinctiveness. 

Considerations should be given to all heritage links, 
such as (but not restricted to):

 ∕ Traditional / pre European habitation and use

 ∕ Salvation Army historical links

 ∕ WWII activity 

 ∕ En Plein Air (post impressionist) painting in the area

 ∕ Italian community and market gardening use

 ∕ Historical festivals and celebrations held by community 

groups such as the Dee Why Improvement League

cultural heritage
Cultural heritage and contemporary expressions of it 
have provided a worldwide focus for urban renewal. In 
the midst of economic development we find inspiration 
in the buildings, artefacts, traditions, values and skills of 
the past. 

Culture helps us to adapt to change by anchoring our 
sense of being. It shows where we come from and the 
story of that place. It can provide us with confidence 
and security to face the future. Cultural heritage is more 
than buildings – it is the display of cultural resources that 
demonstrate that a place is unique and distinctive. 



DEE WHY TOWN CENTRE MASTER PLAN | july 2013

46 WSuD

A best practice approach to urban stormwater 
management – water sensitive urban design (WSUD) 
- provides for the sustainable management and 
improvement of water quality entering waterways 
from urban regions; opportunities for stormwater 
and greywater harvesting and reuse; and innovative 
reductions in potable water demand. 

WSUD contributes to urban sustainability and provides 
the conditions for attractive, human-scale living 
environments through integration of urban planning 
and design with the management, protection and 
conservation of the whole water cycle.

WSUD is centred on integration at a number of levels:

 ∕ The integrated management of the three urban water 
streams of potable water, wastewater and stormwater

 ∕ The integration of the scale of urban water 
management from individual allotments and 
buildings, to precincts and regions

 ∕ The integration of sustainable urban water 
management into the built form, incorporating 
building architecture, landscape architecture and 
public art

 ∕  The integration of structural and non-structural 
sustainable urban water management initiatives. 

key principles of WSUD
Consistent with the Urban Stormwater: Best Practice 
Environmental Management Guidelines (CSIRO 1999),

The key principles of WSUD from a stormwater 
management and planning perspective are:

 ∕ Protect natural systems – protect and enhance natural 
water systems (creeks, rivers, wetlands) within urban 
developments

 ∕ Protect water quality – improve the quality of water 
draining from urban developments into creeks, rivers 
and bay environments

 ∕ Integrate stormwater treatment into the landscape – 
use stormwater treatment systems in the landscape 
by incorporating multiple uses that will provide 
multiple benefits, such as water quality treatment, 
wildlife habitat, public open space, recreational and 
visual amenity for the community

 ∕ Reduce runoff and peak flows – reduce peak flows 
from urban development by on site temporary storage 
measures (with potential for reuse) and minimise 
impervious areas

 ∕ Add value while minimising development costs 
– minimise the drainage infrastructure cost of 
development

 ∕ Reduce potable water demand – use stormwater as a 
resource through capture and reuse for non-potable 
purposes (e.g. toilet flushing, garden irrigation, 
laundry). 

WSUD applications
WSUD applications can provide water based or natural 
vegetated features that add community value, while 
performing a treatment function through filtering of 
stormwater runoff. These applications include (not 
limited to):

 ∕ Grassed or landscaped swales

 ∕ Infiltration trenches and bio retention systems

 ∕ Wetlands

 ∕ Urban Forests

 ∕ Rainwater tanks – stormwater harvesting & reuse

 ∕ Greywater harvesting & reuse

 ∕ Rain gardens, rooftop greening, urban forests

 ∕ Porous pavements

Above: A constructed wetland is juxtaposed with a deck for 
viewing and enjoyment. (Alexandria, Sydney).

Above: A Biofilter is integrated into a carpark providing 
amenity and soft landscape for the otherwise hard surfaces 
in the immediate area (Victoria Park, Sydney)

Above: Urban forests filter air, water, sunlight, provide shelter 
to animals and recreational areas for people

Below: Constructed wetlands function to improve water 
quality while contributing to ecological character and 
providing educational benefits through interpretation and art 
(Docklands, Melbourne)
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dee why WSUD strategies
Through collaborative efforts WSUD is being 
incorporated into urban developments and road 
designs. Strategies applicable for Dee Why include:

 ∕ Water harvesting and reuse. Blackwater, greywater, 
and stormwater can be treated, stored and reused 
through residential and commercial buildings for toilet 
flushing, air-conditioning, cooling etc.

 ∕ Collect and treat rainwater to be stored and reused in 
buildings and landscapes.

 ∕ Retrofit existing downpipes to divert to treatment and 
storage locations.

 ∕ Rooftop gardens and green walls - improve insulation 
and outlook of buildings.

 ∕ Permeable paving – incorporate permeable paving 
systems where appropriate.

 ∕ Street tree planting – kerb inlets can be connected to 
tree pits to slow initial flows and provide irrigation.

 ∕ Sediment control programs during construction

 ∕ Integrate stormwater management WSUD design in 
new infrastructure

 ∕ On-site stormwater detention

 ∕ Upper catchment stormwater detention

dee why WSUD objectives
Dee Why Master plan Water Sensitive Urban Design 
Objectives include:

 ∕ New development should demonstrate current best 
practice environmental sustainability

 ∕ 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. 

 ∕ Reduce degradation of water bodies such as Dee Why 
Lagoon and Dee Why Beach by limiting the discharge 
of nutrient, sediment and gross pollutant loads 

 ∕ Reduce future pressure on water resources

 ∕ Respond to findings of Council’s stormwater and flood 
management studies and integrate any mitigating 
suggestions as appropriate

 ∕ Restore stream-groundwater interactions

 ∕ Raise awareness of sustainable initiatives in place

 ∕ Encourage interaction and understanding of the urban 
water cycle 

 ∕ Provide access to water (including to Lagoon and 
Beach)

Above: Permeable pavements minimise impervious areas 
and allow for stormwater infiltration. 

Above left: Constructed stormwater basin with weirs and 
planting.

Left: Boardwalks and platforms enable interaction and 
experience with functioning ecosystems.

Below: wetland stormwater treatment techniques in 
Tenterfield, NSW

Above: Drainage grates and segmented kerbs create visual associations with stormwater, the urban water cycle and 
sustainable initiatives.



04 fRAMEWORk
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PLANNiNg bACkgROuND

Review of Background 
Reports and Studies 
The following provides a summary of key issues from 
background documents provided by Council for the Dee 
Why Town Centre Review:

 ∕ Dee Why Town Centre Vision Report (April 2010)

 ∕ Warringah LEP (Amendment No.21)

 ∕ Dee Why Town Centre Traffic Study (October 2007)

1. DEE WHY TOWN CENTRE viSiON  
 REPORT (27 April 2010)

The report provided the outcomes of Councillor 
and technical staff workshops taking into account 
professional studies commissioned by Council. In 
summary:

 ∕ The Concept Plan for Dee Why Town Centre is to 
improve the quality of the built form and enliven the 
public streets resulting in new and updated ‘place-
making’ policies such as the Public Domain Plan, 
Civic Improvement Program, Infrastructure Manual, 
Outdoor Dining Policies and Façade Upgrade 
Program.

 ∕ Dee Why Town Centre is to accommodate high 
density residential and mixed use developments. 

 ∕ Since 1996 Council has sought solutions to the 
current state of Dee Why Town Centre and to address 
development outcomes under WLEP 1985 and WLEP 
2000. The report acknowledged that the Centre had 
little to offer in terms of amenities, facilities, services, 
public enjoyment and the general hostile nature of the 
urban environment.

 ∕ The document reported general agreement that the 
2004 Government Architects Dee Why Town Centre 
Master Plan was not going to deliver the urban 
design, amenity, traffic, infrastructure and open space 
outcomes needed for a modern town centre.

 ∕ Dee Why and Brookvale together were designated 
as a ‘Major Centre’ and as a ‘major shopping and 
business centre serving the immediate subregional 
residential population’ in the Sydney Metropolitan 
Strategy 2005.  Strategy sets new jobs and housing 
targets for the Northern Beaches for the next 30 years 
(2005 to 2035).

 ∕ The Draft North East Subregional Plan 2007 (Manly, 
Warringah and Pittwater) targeted Warringah LGA 
to accommodate 12,500 new jobs and 10,300 new 
dwellings by 2031. 

 ∕ The Draft Sub Regional Plan also identified the 
Brookvale – Dee Why Centre as a ‘Major Centre’ 
which is to provide for: ‘major shopping and business 
centre serving immediate subregional residential 

population usually with a full scale shopping mall, 
council offices, taller office and residential buildings, 
central community facilities and a minimum of 8000 
jobs’.

 ∕  Brookfield/Multiplex approached Council in 2005 to 
develop the town square concept first mentioned in 
the Government Architects Master Plan. A Design 
Competition was held by the developers and a 
winning concept emerged. The Concept proposed 
trade-off of building height for open space. A 
Maximum height of 20 storeys was initially discussed. 
Government Architect Scheme was superseded and 
new Town Square concept with underground parking 
and tower elements over podium was proposed.

2. LEP (AMENDMENT NO.21)

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 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.

Visionary’ elements of E21 Locality 
Statement:

The LEP Amendment also adjusted the boundaries 
of the Town Centre localities E5 Howard Avenue, E6 
Oaks Avenue and E9 Pittwater Road and formed a new 
locality, E21 Dee Why Town Centre which encompassed 
Sites A & B. The main elements of the vision for this new 
precinct in the LEP are:

1. A new 2,250m2 Town Square, located on Site B. 
This is envisaged to be the main open space area 
within E21 Locality that will deliver significant public 
benefit, being partly paved/partly tree lined space 
for markets, entertainment, community events and 
a meeting place for the community (alfresco dining, 
casual seating and recreation) with water features, 
public art etc. 

2. A new 850m2/14m wide North-South Pedestrian 
Link, to be an ‘open to the air’ pedestrian 
connection between the Town Square and Oaks 
Avenue as the major pedestrian artery feeding 
to and from the square, accessible 24 hours and 
weather protected. 

3. A  1,075m2 Triangle Park adjacent to Site A, fronting 
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Oaks Avenue, also providing public benefit in terms 
of seating, landscaping, water features, paving, 
public art etc

4. A New North/South Link Road connecting Oaks 
Avenue with Howard Avenue (adjacent to St Kevin’s 
Church) with an anti-clockwise one-way traffic flow 
to facilitate effective traffic management and allow 
Site A and B to be developed without creating traffic 
issues and allow future development beyond the 
E21 Locality.

5. A Mix of Uses, with ground floor levels to comprise 
an array of shops, cafes and restaurants to create a 
vibrant, lively and active ambience. First and second 
floors are to be retail and commercial uses to ensure 
employment opportunities are realised.

6. Streetscape and architectural quality Improvements, 
with street frontages to be tree lined, buildings 
(including Town Square) to have continuous 
colonnades and awnings to create shade, shelter 
and safety for users and articulated built forms to 
create visual relief, interest and a sense of quality in 
the Centre.

7. Co-ordinated Signage is required, is to be innovative 
in design and integrated with building design 
and provide high quality aesthetic whilst giving 
reasonable business exposure and creating a sense 
of vibrancy, liveliness and activity.

3. DEvELOPMENT APPLiCATiON  
 NO.2007/1249 

On 26 Feb 2009 development consent was granted 
for the Stage 1 Concept Mixed Use Development on 
the 14,500m2 of land (amalgamation of 13 allotments), 
known as Site B comprising:

 ∕ 25,000sqm residential (approx 300 units) and 
38,000sqm commercial/retail

 ∕ Two residential tower buildings (one part 15/part 18 
storeys and one part 14/part 17 storeys)

 ∕ 3 storey street-front buildings on Oaks Avenue and 
part Howard Avenue

 ∕ 8 storey commercial office building fronting Pittwater 
Road

 ∕ 7 storey mid-rise residential buildings

 ∕ Publicly accessible ‘Town Square’ and ‘North-South 
Pedestrian Link’

 ∕ 1,500 car parking spaces over 5 levels (4 basement 
levels and 1 above ground)

 ∕ Indented bus bay on Pittwater Road

 ∕ Portal vehicular access in Howard and Oaks Avenues

Site B Voluntary Planning Agreement 
(VPA) 

The Developers for Site B entered into a Voluntary 
Planning Agreement with Council to make the following 
community benefit contributions:

1. Town Square Works (paving, drainage, lighting, 
landscaping, street trees, seating, water features 
and public art). The developer agreed to grant 
a right of way and other rights to facilitate public 
access to the town square for a minimum of 30 days 
per year for community events.

2. Pedestrian Connection Work (paving, lighting, 
landscaping, street trees). The developer agreed 
to grant a right of way and other rights to facilitate 
public access to the pedestrian connection area. 

3. A minimum $3M monetary contribution for the 
provision of the Town Square and Pedestrian 
Connection 

4. Bus setback work along Pittwater Road frontage

5. Monetary contribution for new link road (Church 
Lane)

4. PLANNiNg fOR DEE WHY   
 CENTRE’S fuTuRE

This report documented the outcomes of a series of 
workshops conducted with Councillors and technical 
staff. The main issues identified in the workshops related 
to:

 ∕ Economic (urban design and built form; retail; hotel 
and club; marketing)

 ∕ Community (access and mobility; cultural; social; 
recreation; housing and health)

 ∕ Environment (physical infrastructure; public domain; 
heritage)

It was intended that this report guide the sustainable 
growth and future planning of the Centre as follows: 
 ∕ The Concept Plan is to demonstrate (through a series 

of design principles and actions) how to rebuild and 
improve the future community, future economy and 
future environment.

 ∕ The driving force for the proposed future uses for 
Centre derives from its coastal context. 

 ∕ The challenge for the concept plan is to address 
contextual issues in a way that strengthens the natural 
and economic attributes of the location and create 
a new town precinct that enhances the local and 
regional economy and culture of Sydney’s coastline.

 ∕ The Concept Plan is to identify staged changes to 
Council policies, to fine tune controls over time as 
change occurs. Recommendations for actions are to 
be staged in consideration of the need for new and 
additional infrastructure and funding through Section 
94 Contributions or through other sources available to 
Council. 
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5. DEE WHY TOWN CENTRE                 
 TRAffiC STuDY       
 (Refer also Option 2A-2 as shown on P98) 

This Traffic Study, prepared in 2007 by GTA Consultants, 
assessed the capability of the existing road network to 
accommodate the joint venture proposals (Multiplex 
/ Vumbaca) for the site bounded by Pittwater Road, 
Oaks Avenue, Howard Avenue and Council car park. 
It also assessed Dee Why Town Centre as a whole 
and provided guidance on the capacity limits on 
development based on traffic impacts. The Study 
was undertaken in consultation with key transport 
stakeholders.  The key findings of that Study were as 
follows:

 ∕ Traffic issues within Dee Why Town Centre were at the 
time of the Study of a minor nature with queuing on 
the local side roads (Fisher Road in particular) and 
some overspill of traffic from the right turn bays on 
Pittwater Road causing isolated delays during peak 
periods.

 ∕ Future development proposed would change situation 
substantially with need to make infrastructure 
changes on road network to accommodate this.

 ∕ Three development scenarios were assessed:

- Council approved DA sites (including the   
 Dee Why Hotel site)

- Council pending DA sites (including   
              Multiplex site & future adjoining    
 Council site)

- Future potential Council sites (including   
 all other developable sites within the Town  
 Centre as identified in Councils LEP)

 ∕ Traffic assessment of the development scenarios 
included requirement for modest infrastructure 
changes even at approved DA stage but at the 
pending stage would be necessary to introduce fairly 
major changes to the current road network, with 
introduction of one way working arrangement within 
the Town Centre being the most favourable outcomes 
from a traffic perspective.

 ∕ Traffic circulation options were explored, with a 
one way anti-clockwise circulation proving to be 
marginally better in traffic operational terms, primarily 
as a consequence of the limited number of additional 
signals phases required on Pittwater Road. 

 ∕ The report noted that short to medium term public 
transport improvements will be focussed on buses 

Observations on current traffic and 
transport conditions

The report advised that the road hierarchy in Dee Why 
consists of:

- Main arterial road – Pittwater Road

- Collector roads – Dee Why Parade, Howard  
 Avenue and Oaks Avenue on the eastern side of  
 Pittwater Road and Fisher Road on the western  
 side

- All other roads are classified as local roads.

- There are 9 signalised intersections and 7  
 intersections controlled by roundabouts

- All other intersections within the study area are  
 either give way or stop controlled 

 ∕ Road and intersection performance within Dee Why 
Town Centre: 

- Queues and delays were starting to develop  
 on the side roads during the PM weekday and  
 Saturday peak periods, in particular on Fisher  
 Road and Howard Avenue. 

- Queues were extending beyond the right turn  
 bay capacity on Pittwater Road at Oaks Avenue  
 and Sturdee Parade.

 ∕ Buses - The Study advised that three strategic  
regional bus corridors were proposed to operate 
from/to or through Dee Why (Route 15: Chatswood 
– Dee Why/Brookvale; Route 16: Mona Vale – City; 
Route 17: Brookvale – City (via Roseville). They 
advised further that dedicated kerbside bus lanes, 
southbound in AM Peak and northbound in PM Peak 

could be expected on Routes 15, 16 and 17 at some 
stage in the future.

 ∕ Taxis – the Dee why taxi rank is currently located on 
the south side of Howard Avenue adjacent to an 
existing at-grade car park. Observations show that 
this taxi rank is used frequently for a retail and end of 
destination trips. There are also some issues of safety 
in relation to u-turn movements and queuing which 
can often block the access to the existing car park.

 ∕ Pedestrians - details of pedestrian crossings were 
provided and it was noted that Pittwater Road creates 
a barrier to pedestrian movements from the east to 
west and visa versa through Dee Why, despite the 
provision of signalised pedestrian crossings as wait 
times are often lengthy.

 ∕ Bicycles – advised that the main regional bicycle 
route is along Pittwater Road, which currently has 
inadequate bicycle facilities. Other routes in vicinity of 
the study area indentified included McIntosh Road, 
Pitt Road, The Strand and the Dee Why Lagoon off-
road path.

 ∕ Car parking the report included an inventory of 
publicly available on-street and off-street car parking 
spaces in the centre. Total of 1,129 on-street parking 
spaces, 916 public off-street parking spaces were 
identified. Public car parking demand in the Study 
Area is not considered to be high, with peak demand 
equal to an occupancy rate of 77.3% (264 vacancies) 
on a weekday and 66.1% (694 vacancies) on a 
weekend.  

 ∕ Comparisons indicate that public car parking demand 
associated with the Town Centre in the Study Area 
was higher on a weekday but lower on a weekend, 
with peak parking demand equal to an occupancy 
rate of 81.1% (266 vacancies) on a weekday and 
61.8% (539 vacancies) on a weekend.

 ∕
Summary Key Existing Traffic and 
Transport Issues
 ∕ Closeness of intersections of Fisher Road/Pittwater 

Road and Pacific Parade/Pittwater Road and the 
associated signal operation resulted in limited 

queuing capacity on Pittwater Road between these 
intersections which resulted in subsequent traffic 
queuing issues on Fisher Road and Pittwater Road.

 ∕ Shortness of right turn bay on Pittwater Road at Oaks 
Avenue resulted in overspill traffic into the adjacent 
lane on Pittwater Road. When this occurred in 
combination with parked cars on the western side of 
Pittwater Road, Pittwater Roads is reduced to only 
one through lane resulting in significant congestion 
and queuing. Particularly relevant during PM peak 
period.

 ∕ Right turn from Howard Avenue into Pittwater Road 
in combination with left turn held at the pedestrian 
crossing phase resulted in obstruction of through 
traffic flow on Howard Avenue.

 ∕ Travel routes between the various retail areas on the 
eastern side of Pittwater Road were circuitous which 
results in the existing car park between Howard 
and Oaks Avenue operating as a through road to 
overcome this.

Key Consultation Outcomes
 ∕ The RTA provided strong indication that future 

proposals for southbound and northbound AM and 
PM bus lanes on Pittwater Road should be included 
in any traffic assessments undertaken

 ∕ The STA provided strong indications that a one way 
clockwise traffic operation would result in increases 
in travel distance and time to services L60 and 
136.  The STA provided statistics on bus patronage 
which indicated a weekday growth over 2005/06 and 
2007/08 of 10.5% on Pittwater Road.

 ∕ The Ministry of Transport was not supportive of the 
options developed to date indicating the scope of 
the study was too narrow and did not cater for all 
sustainable transport users, in particular pedestrians 
and cyclists. Called for an integrated land use 
strategy for the Warringah LGA taking into account 
wider transport implications.

 ∕ Taxi Council indicated that the rank would need to be 
designed to accommodate future demand associated 
with the future scale of the proposed development. 
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Indicated that taxi rank should be located close to 
the main bus interchange as possible, particularly 
the northbound bus stop on Pittwater Road. Also 
consideration should be given to locating the taxi 
rank in Oaks Avenue if congestion on Howard Avenue 
results in delays to the external road networks for 
taxis.

 ∕ Urban Design Consultants did not view the one 
way system favourably on the basis of shopper 
inconvenience and general accessibility changes.

PLANNING POLICIES AND 
CONTROLS
A review of the state and local government strategies,  
environmental planning instruments and planning 
policies relevant the Dee Why Town Centre review 
project is provided in this Section:

Warringah Council Policy and 
Planning:
 ∕ Warringah Local Environmental Plan 2011

 ∕ Warringah Development Control Plan

State Government Policy and 
Planning:
 ∕ Metropolitan Plan for Sydney 2036 (Metropolitan 

Strategy)

 ∕ Draft Sydney North East Subregional Strategy

 ∕ State Environmental Planning Policies

 ∕ S.117 Ministerial Directions

 ∕ Sydney Metro Transport Plan – Connecting the City of 
Cities (released February 2010) 

 ∕ NSW State Infrastructure Strategy 2008 – 2018 

 ∕ Centres document

 ∕ Other State Government Guidelines

Metropolitan Plan for Sydney 2036

The Metropolitan Plan for Sydney 2036 was released in 
2010 and identified a number of challenges for Sydney 
including:

 ∕ A growing population: Sydney’s population is growing 
faster than previously expected. Revised NSW 
forecasts show Sydney’s population is expected to 
grow by 1.7 million people between 2006 and 2035 to 
6 million – an average annual rise of 56,650 people.

 ∕ A changing population: the composition of the 
population is changing due to increasing life 
expectancy. By 2036 the number of people aged 
65 and above will more than double to just over one 
million, requiring new, more varied housing, social 
infrastructure and community services.

 ∕ More suitable and affordable accommodation: 
while Sydney’s population is growing, the average 
household size is falling, creating demand for more 
– but smaller, more affordable – homes. As a result, 
Sydney will need 770,000 additional homes by 2036 
– a 46% increase on the city’s current 1.68 million 
homes. The location, size and type of new housing 
must reflect the population’s changing needs.

 ∕ More jobs, closer to home: Sydney’s growth will 
require 760,000 more jobs, with half planned for 
Western Sydney with a focus on cities and centres 
where the greatest population growth will occur.

 ∕ More efficient transport: the location of new homes 
and jobs to match transport capacity will determine 
how effectively Sydney develops as a compact and 
connected city and how it manages congestion and 
its related issues – economic efficiency, social costs, 
equity, air quality and climate change.

 ∕ More efficient infrastructure delivery: long-term land 
use and infrastructure planning and delivery must be 
better integrated to improve certainty for government 
agencies, the private sector and the community. This 
will improve investment decision-making and ensure 
more efficient use of public and private resources to 
support continued economic growth.

 ∕ A more sustainable Sydney: Sydney’s central 
challenge is to grow sustainably – improve economic 
and social outcomes while protecting our natural 
environment and containing its urban footprint.

 ∕ Tackling climate change: Sydney’s planning system 
and transport network must help address the long-
term impacts of climate change by ensuring lower 
greenhouse gas emissions and adapting to more 
extreme weather patterns and effects.

 ∕ Maintaining our global competitiveness  as 
Australia’s leading global city, Sydney carries a 

major responsibility to remain strong, efficient and 
internationally competitive.

Draft Sydney North East Subregional 
Strategy

The draft Sydney North East Subregional Strategy is the 
key planning tool to implement the NSW Government’s 
Metropolitan Plan for Sydney 2036 and NSW State Plan 
at the local level. The draft Strategy covers the areas of 
Manly, Pittwater and Warringah and provides a broad 
framework for the long-term development of the area, 
guiding government investment and linking local and 
state planning issues. The aims of Subregional Planning 
are:

 ∕ To provide a forum for councils to allocate the local 
distribution of housing and employment capacity 
targets based on the principles of the Metropolitan 
Strategy, and to work together on complementary 
future directions.

 ∕ To provide for balanced growth among LGAs to build 
upon regional strengths and bolster opportunities.

 ∕ To identify the future role of Strategic Centres 
and Corridors, as well as Towns, Villages and 
Neighbourhood Centres in relation to the overall 
structure of the metropolitan area.

 ∕ To focus coordinated State agency involvement 
and assess management with respect to Strategic 
Centres and corridors including providing a basis for 
the prioritisation of investment.

 ∕ To ensure sufficient investment in regional facilities, 

within and between subregions.

The 2031 Vision for the Sydney North East is as a 
subregion which retains its high quality environmental 
and lifestyle attributes and continues to allow residents 
to live and work within the subregion. A sustainable, 
prosperous and liveable future will be one where:

 ∕ Ecologically and culturally significant landscapes and 
places are valued and protected;
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 ∕ There are diverse employment opportunities, and 
access to quality infrastructure and services, 
including education and health; and

 ∕ Residents and visitors benefit from a choice of high 
quality living environments and cultural, recreational 

and employment opportunities.

The Brookvale – Dee Why town centre areas have been 
identified as a major centre in the Metropolitan Strategy 
and draft Strategy with a potential enterprise corridor 
linking the town centres along Pittwater Road. This 
area currently provides much of the civic, cultural and 
economic requirements for the subregion, split between 
the two centres.  The draft Strategy maintains the 
combined centre of Brookvale – Dee Why as the Major 
Centre for the subregion, however suggests that over 
the life of the strategy that roles of these places will be 
further refined. Dee Why will develop as a highly liveable 
town centre and remain the focus of civic and cultural 
activities.

A Key Direction relating to Centres and Corridors in 
the draft Strategy is to ‘promote Brookvale – Dee Why 
as the subregion’s Major Centre’.  A Major Centre is 
defined as a strategic centre which is a ‘major shopping 
and business centre serving immediate subregional 
residential population usually with a full scale shopping 
mall, council offices, taller office and residential 
buildings, central community facilities and a minimum 
of 8000 jobs.  The Brookvale – Dee Why centre has an 
area of approximately 6km2 and a total number of jobs 
(in 2001) of 13,000. 

Dee Why is described in the draft Strategy as having a 
vibrant main street retail centre extending along Pittwater 
Road, flowing into the side streets, mainly to the east 
towards Dee Why Beach.  Residential development is 
predominantly medium density. To the west of Pittwater 
Road there is active street frontage with a retail strip 
receding into detached suburban dwellings. Dee Why 
is well served by a number of Strategic Bus Corridors. 
It is expected that Dee Why will continue to develop 
as a vibrant Town Centre and will continue to provide 
civic and cultural requirements of the subregion. 
The draft Strategy notes that a new town square will 
provide a definable and recognisable heart of Dee Why 

allowing for social interaction, the enjoyment of new 
public spaces and a mixed use office and residential 
development. Office space proposed in Dee Why 
will provide new opportunities for small to medium 
businesses to establish lifestyle-based offices in the 
North East to service local businesses and residents. 
Such office space has been in short supply in this 
subregion.

The draft Strategy also notes that housing growth in 
the subregion will be accommodated primarily within 
centres well serviced by public transport. Dee Why will 
be the location for higher density housing in a mixed use 
development. Housing growth will need to be planned 
so it does not undermine the identified employment 
needs.

It is also intended that Pittwater Road, between 
Brookvale and Dee Why will consolidate its role as an 
Enterprise Corridor and to provide a strong connection 
between the two centres which form the Major Centre of 
the subregion.

The Metropolitan Strategy outlines some key aspects of 
successful centres as being:

 ∕ Accessible and pedestrian friendly

 ∕ Providing good public transport options

 ∕ Containing good jobs, learning opportunities and 
cultural activities

 ∕ Have good, safe public domain spaces.

Employment Targets

The current Dee Why Centre Master plan suggests 
additional commercial capacity for approximately 1500 
jobs within a mixed use development that also creates 
a town square. This number of jobs and the commercial 
space options should be a major focus of structure 
planning work on the combined Brookvale – Dee Why 
Major Centre to ensure the broader planning objectives 
for the two parts of the centre are achieved, and that 
commercial space provided would be appropriate for 
the market.

Housing Targets

The Metropolitan Strategy housing target for the North 
East Subregion is 17300 new dwellings by 2031, of 
which Warringah is estimated to provide 10300.   The 
updated target for the North East Subregion is 29,000 
dwellings. Warringah’s share of this target will be 
established during the review of the draft North East 
Subregional Strategy.   Over the next 25 years significant 
ageing of the resident population is forecast. Population 
projects indicate that in the North East the population 
over 65 years of age is likely to grow from 33,170 (14.3% 
of total population) to 50,510 (19.6% of total population) 
from 2001 to 2031. Enabling residents to ‘age in place’ is 
an issue for the subregion. As the population ages it is 
likely that the average number of people per household 
will continue to decrease. The ageing population is likely 
to contribute to the need for greater housing choice and 
generate demand for higher density housing with good 
access to services and public transport.

Council has resolved to limit the maximum floorspace 
in the centre to that achievable under the current LEP, 
pending the provision of additional funding from the 
State Government for essential infrastructure upgrades. 

Travel

Travel in the North East Subregion: on an average 
weekday the residents of the North East Subregion 
make almost one million trips, at a rate of 4.2 trips per 
day per person, the highest rate of any subregion. Over 
70% of these trips start and finish within the North East 
Subregion. On an average weekday, 72% of trips by 
North East residents are made by private vehicle, 9.5% 
by public transport and 16.5% by walking or cycling. The 
North East Subregion has one of the highest proportion 
of car use of any subregion. North East residents 
spend the most time travelling (average 90 minutes per 
person per day) and the most time driving (average of 
44 minutes per person per day) of all the subregions. 
While travel time is higher, the average distance travelled 
of 35.7km per person per day and an average 20.8 
VKT per person per day is similar to Sydney averages. 
Almost 80% of jobs in the North East Subregion are 

taken by residents, half of all workers live and work 
within the subregion.  The three road routes into and 
out of the North East Subregion experience congestion 
in the morning and afternoon peaks during the week 
as well as weekend congestion as a result of Saturday 
school and club sports.  One of the biggest pressures is 
on the Pittwater Road corridor from Mona Vale towards 
the Sydney CBD, handling a total daily traffic of 2.7 
million passenger kilometres. Travel from Brookvale – 
Dee Why along Warringah Road towards Chatswood 
handles a total daily traffic of 1.1 million passenger 
kilometres.

The capacity of the bus network in the North East 
can be increased through a package of measures 
including improved physical and electronic bus priority 
measures, operational strategies such as increased use 
of articulated buses, increased frequency and off-board 
ticket sales. 

Sufficient capacity at well-located bus depots in the 
North East Subregion will be required to support 
additional buses and higher capacity vehicles in 
the North East. The Government is committed to 
redeveloping the bus depot at Brookvale to achieve 
additional storage and administration facilities.

There is increasing demand in the North East Subregion 
to travel to areas west of the subregion, such as 
Chatswood, Macquarie Park and Parramatta, particularly 
for the journey to work. At present, the majority of this 
travel is undertaken by car. The planned North West Rail 
Link part of the Metropolitan Rail Expansion Program, 
in conjunction with the Chatswood-Dee Why and Mona 
Vale – Macquarie Park Strategic Bus Corridors, will 
improve access between the North East Subregion and 
the North West of Sydney.   The proposed Strategic 
Bus Corridors, will provide fast, frequent, direct and 
convenient bus services between Sydney’s Major 
Centres. The Strategic Bus Corridors services will target 
a 25km/h average bus speed and will be supported by 
new integrated bus networks linking into the strategic 
corridors.  The following Strategic Bus Corridors will 
improve access to and from the subregion:

 ∕ Chatswood – Brookvale – Dee Why (Corridor 15)
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 ∕ Brookvale – Dee Why – Sydney CBD via Roseville 
(Corridor 17)

 ∕ Mona Vale – Sydney CBD via Military Road (Corridor 
16)

 ∕ Mona Vale – Macquarie via Mona Vale Road (Corridor 

36)

Physical bus priority measures will target key ‘pinch 
points’ or sections of strategic corridors that do not 
currently achieve average bus speeds of 25km/h. 
Measures may include:

 ∕ Dedicated red bus lanes on approaches to congested 
intersections

 ∕ Dedicated bus bypass lanes (such as ‘Left Turn Only, 
Buses Excepted’)

 ∕ Pre-emptive bus signals (‘B’ Signals)

 ∕ Conversion of unrestricted lanes to ‘Transit’ and ‘No 
Stopping’ lanes.

With better facilities and a better alignment of the local 
walking and cycling networks with public transport 
routes there is potential to increase encourage more 
sustainable travel as many short trips currently made by 
car could also be made by walking or cycling. A better 
network and facilities will improve local accessibility, 
neighbourhood amenity and community health. 
Local and regional walking and cycling infrastructure 
will be improved through the implementation of the 
Planning Guidelines for Walking and Cycling. The State 
Government and local government are to work together 
to align local walking and cycling networks with public 
transport routes to improve accessibility to public 
transport.

Department of Planning, in consultation with transport 
agencies and other stakeholders, is developing a 
metropolitan-wide parking policy. The parking policy will 
guide the supply and management of parking to support 
the use of sustainable transport to Strategic Centres, 
including Brookvale – Dee Why. The policy will also 
support the management of parking on corridors, such 
as the Strategic Bus Corridors to improve the efficiency 
of bus services. North East councils must consider the 
guidelines when developing local parking policies and 
should ensure planning instruments are consistent with 

to enhance existing civic space and identify new civic 
space. High quality and appropriately located civic 
space can create more vibrant and interesting centres.

Stormwater

Stormwater runoff from urban areas impact on 
downstream receiving environments. Of particular 
concern are the coastal lagoons of Manly, Curl Curl, Dee 
Why and Narrabeen which are particularly susceptible to 
runoff from urban areas. High probability of occurrence 
of acid sulfate soils materials within the soil profile has 
been mapped in Manly, Warringah and Pittwater. The 
impacts of climate change, including sea level rise. The 
draft Strategy addresses environmental and cultural 
heritage challenges through actions to improve the 
health of waterways, coasts and estuaries, protect the 
loss of diversity, conserve and manage Aboriginal and 
other cultural heritage, protect air quality, manage with 
less water, move towards cleaner energy, protect and 
remaining viable resource lands and respond to the risk 
of climate change and sea level rise.

Groundwater

Groundwater in the North East occurs in two main 
settings: unconsolidated sediments (coastal sand 
beds) and porous rocks (sandstones). These settings 
have different environmental attributes and influences 
on groundwater behaviour. If groundwater discharges 
are modified by urban development there will be 
potential impacts on the four coastal lagoons. Councils 
to continue to promote water sensitive urban design 
guidance on how to protect regionally significant riparian 
corridors through planning controls will be provided 
through (proposed) Section 117 Direction. North East 
councils to prepare Principal LEPs which have regard 
to State Environmental Planning Policy No.71 – Coastal 
Protection.

Noise

‘Best Practise Guidelines for Planning along Transport 
Corridors’. Traffic movement along major roads 
in the subregion, including Pittwater Road, create 
significant noise impacts. Planning for future residential 
development, particularly within centres and adjacent 
to road corridors, should avoid noise conflicts through 
appropriate planning mechanisms. 

Flooding

Councils are to plan for land affected by flooding in 
accordance with the Government’s Flood Prone Land 
Policy and Floodplain Development Manual. Floodplain 
risk management assessment needs to be undertaken 
strategically through the development of floodplain 
risk management studies and plans, which consider 
the flooding implications for existing and proposed 
development. Refer also Section 117 Direction No.15 
Flood Prone Land and the Floodplain Development 
Manual.

Parks and Public Places

In addition to parks and sports grounds, public places 
also comprise other aspects of the public domain such 
as urban civic space including town squares, widening 
footpaths and boulevards and other pedestrianised 
areas. Currently Dee Why’s major civic space is located 
along the beachfront. Warringah Council is also planning 
for additional civic space in Dee Why town centre. 
Opportunities to improve existing urban public space 
and provide additional civic spaces should be identified 
in planning for centres where increased commercial and 
residential development is proposed.

The level of provision of local open space in the North 
East Subregion has been identified as lower than that 
across the Sydney Region. This is offset to some extent 
by access to bushland open space in close proximity 
to urban areas. However, there is an ongoing need 
to improve and expand local open space particularly 
where future urban growth is planned. The Department 

the Metropolitan Parking Policy when finalised.

Culture and Heritage

The natural and cultural setting has significant 
ecosystem, economic and social values. Growing 
sustainably means containing the urban footprint, 
reducing consumption of natural resources and 
reducing the environmental impacts of development. 
The environmental and heritage challenges for the 
North East focus on maintaining the impacts of urban 
development and tourism on the local environment and 
heritage assets, particularly the beaches, significant 
cultural heritage items, waterways and national parks. 
One of the main pressures on cultural heritage is 
redevelopment of urban areas. The key challenge is to 
allow for increased densities while protecting significant 
cultural heritage.

Accommodating the expanding city puts pressure 
on cultural and natural heritage and a consistent 
approach is needed to balance growth and change 
while conserving places, streetscapes and areas 
that local communities value. Appropriately sited 
and well designed new development can contribute 
to and reinforce local character and quality. Local 
councils to refer to Design in Context: Guidelines for 
Infill Development in the Historic Environment (2005) 
in preparing development control plans to ensure 
compatibility of development with conservation areas 
and existing heritage items. The Heritage Council is to 
develop guidance on the adaptive reuse of heritage 
items to provide for high quality urban renewal and to 
investigate additional incentive programs to leverage 
private investment in the conservation of Sydney’s 
heritage.  

In planning for future growth of centres councils to 
consider the need for civic space. Council should 
identify opportunities to enhance existing civic space 
and provide new civic spaces. Urban civic space, such 
as town squares, widened footpaths and boulevards, 
and other pedestrianised areas, is an important part of 
the urban environment. In planning for future growth of 
strategic and larger local centres there are opportunities 
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of Planning is updating the Outdoor Recreation and 
Open Space Planning Guidelines for Local Government 
which will assist councils in planning for local open 
space. The draft Strategy also highlights the importance 
of improved access to waterways and links between 
bushland, parks and centres.

Entertainment and Nightlife

Sydney’s entertainment and nightlife clusters contribute 
to the cultural life of the city as well as forming an 
important part of its economy. These areas comprise 
restaurants, cafes, bars, hotels, theatres and cinemas. 
There is a need to ensure that incompatible uses 
such as residential development do not impact on 
the ongoing viability of such clusters. This can be 
achieved through appropriate separation between 
uses or other suitable design measures. Development 
of entertainment and nightlife clusters will enhance 
the vibrancy and liveability of centres. Appropriately 
located and well designed night-time activity can 
improve public safety through passive surveillance. 
Providing opportunities to access entertainment and 
nightlife within the subregion will also contribute to 
self-containment and reduce transport pressures. Night 
economy areas should have taxi ranks and public 
transport nearby and restaurant/café clusters should 
be supported by appropriate street amenity. When 
planning for urban growth of the larger local centres 
there are opportunities to enhance and encourage small 
clusters of restaurants, cafes and bars. Such areas may 
require some parking provisions in locations lacking 
frequent evening public transport. (Action:) in planning 
for Brookvale – Dee Why as the Major Centre, Warringah 
Council should recognise and enhance the existing 
nightlife and entertainment cluster on the waterfront.

In summary, the draft Strategy is designed to work 
at two levels: Key Directions and Key Actions. Those 
relevant to the Dee Why Town Centre are: 
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In summary, the draft Strategy is designed to work at two levels: Key Directions and Key Actions. 
Those relevant to the Dee Why Town Centre are: 
 

Key Directions Key Actions 

Plan for employment growth: the North East 
Subregion has maintained a high level of 
employment self-containment. Generally, larger 
industrial employers have not been attracted to 
locate in the North East as a result of transport 
constraints in and out of the subregion. 
Consequently, there is a higher proportion of 
very small businesses, including businesses 
operated from home, than in other subregions. 

The draft Strategy aims to ensure that an 
adequate supply of employment land is 
identified within centres to maintain the 
subregion’s high level of employment self-
containment. 

North East councils to prepare Principal LEPs to 
provide sufficient zoned commercial and 
employment land to meet employment capacity 
targets. 

The employment capacity target for the North 
East Subregion is 19,500 new jobs between 
2001 and 2031, 12,500 of these are to be 
located in Warringah LGA. 

Employment capacity target of an additional 
4000 jobs for the Brookvale – Dee Why 
Major Centre to 2031 by planning for 
sufficient commercial, retail and industrial zoned 
land and floor space in the LEP. 

Increase integration of employment and 
housing markets by land zoning. 

Encourage the creation of emerging businesses 
through identifying low rental premises for 
start-up and small firms. There may be 
opportunities to provide low-rental premises in 
centres with under-utilised shop tops. 

Better access to a variety of housing choice 
and create liveable and sustainable 
communities: facilitating an adequate supply 
and mix of housing through the local planning 
process. Planning for higher density housing in 
centres will achieve a greater mix of housing 
and make it easier for existing residents to ‘age 
in place’ and new residents to enter the market. 

Encouraging future residential development 
within and around centres will create liveable 
and sustainable communities. This will be 
achieved by supporting diversity through a 
variety of housing forms and ensuring future 
housing growth is located close to existing 
public transport and co-locating dwellings with 
jobs and services. Future development of the 
subregion will provide a high quality urban form 
and implement principles of sustainability. 

Councils to plan for sufficient zoned land to 
accommodate their local government area 
housing targets through their Principal LEPs. 

The Metropolitan Strategy housing target for 
the North East Subregion is 17300 new 
dwellings by 2031, of which Warringah is 
estimated to provide 10300. 

Across the Greater Metropolitan Region a target 
of 60-70% of new housing will be 
accommodated in existing urban areas, focused 
around centres. This will take advantage of 
existing services such as shops and public 
transport and reduce development pressures in 
other parts of Sydney. 

In preparing Principal LEPs council will need to 
demonstrate that they have sufficient zoned 
capacity to meet the 10 year dwelling targets 
and contribute to achieving the longer-term 
2031 housing needs of the subregion. 

Dee Why is identified as a location for additional 
housing. To strengthen its role as a liveable 
centre opportunities for greater housing 
densities, compatible with the achievement of 
employment capacity target for the centre, 
should be explored.  

Strengthen the major centre: the role of a 
Major Centre for the North East is currently split 

State agencies and councils to incorporate the 
established centre typology into their land use 
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Sydney Metro Transport Plan 
– Connecting the City of Cities 
(released February 2010)

Pittwater road is identified in this Strategy as a key 
Regional Transport Corridor.  This and other corridors 
are described as follows in the Strategy:

“These corridors have been assessed as critical over 
the longer term to ensure a connected city with efficient 
travel options and will guide the location of capacity 
enhancements to ensure a compact and accessible 
city.”

It is important that and the Master Plan Review seek to 
support and enhance the transport role played by this 
major artery, while seeking to improve its relationship 
with the Dee Why Centre. 

NSW State Infrastructure Strategy 
2008 – 2018

The State Infrastructure Strategy, prepared by the NSW 
Treasury is a rolling 10–year plan for infrastructure 
projects to support service delivery. First published in 
2006, it is updated every two years. No specific major 
infrastructure projects in Dee Why are mentioned in the 
Strategy. 

State Environmental Planning 
Policies

The following State Environmental Planning Policies are 
relevant to planning in the Dee Why Town Centre:

SEPP (Exempt and Complying Development Codes) 
2008: streamlines assessment processes for 
development that complies with specified development 

standards. The policy provides exempt and complying 
development codes that have State-wide application, 
identifying types of development that are of minimal 
environmental impact that may be carried out without 
the need for development consent; and types of 
complying development that may be carried out in 
accordance with a complying development certificate.

SEPP (Infrastructure) 2007: provides a consistent 
planning regime for infrastructure and the provision 
of services across NSW, along with providing for 
consultation with relevant public authorities during 
the assessment process. The SEPP supports greater 
flexibility in the location of infrastructure and service 
facilities along with improved regulatory certainty and 
efficiency. The requirements for development in or 
adjacent to road corridors and road reservations and 
traffic generating development are also included in the 
SEPP.

SEPP (Temporary Structures) 2007: provides for the 
erection of temporary structures and the use of places of 
public entertainment while protecting public safety and 
local amenity.

SEPP (Housing for Seniors or People with a Disability) 
2004: encourages the development of high quality 
accommodation for our ageing population and for 
people who have disabilities – housing that is in keeping 
with the local neighbourhood.

SEPP No.71 (Coastal Protection): ensures that 
development in the NSW coastal zone is appropriate 
and suitably located, to ensure that there is a consistent 
and strategic approach to coastal planning and 
management and to ensure there is a clear development 
assessment framework for the coastal zone. Dee Why 
Lagoon is identified in Schedule 1 as a coastal lake.

SEPP 65 (Design Quality of Residential Flat 
Development): raises the design quality of residential 
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Key Directions Key Actions 

between Dee Why and Brookvale centres. Dee 
Why contains the majority of civic, cultural and 
social amenities, whilst Brookvale contains the 
major regional shopping mall, some medical 
and community services and 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 Masterplan.  

Maintaining and strengthening the link between 
Dee Why and Brookvale remains a significant 
planning challenge. 

and infrastructure planning and controls in the 
Principal LEPs.  

Councils to implement the employment capacity 
target of 4000 additional jobs for the Brookvale-
Dee Why Major Centre.  

Council to consider planning for housing 
growth in centres, in particular those well 
serviced by public transport.  

The Department of Planning and local 
government to investigate the role of Pittwater 
Road as an Enterprise Corridor particularly 
between Brookvale and Dee Why.  

Better access to, from and within the North 
East Subregion: the subregion has a dispersed 
community structure with higher than average 
car use. The implementation of Strategic Bus 
Corridors will provide better links to and from 
surrounding strategic centres. 

The Ministry of Transport to implement the 
integrated network of Strategic Bus Corridors 
and improve the integration of bus and ferry 
services to support centres in the North East.  

The Roads and Traffic Authority to continue to 
manage traffic on Sydney’s major road network 
and provide additional road capacity at places 
which experience high levels of congestion 
including ‘pinch point’ network improvements 
at Pittwater Road. 

Protection of the environment and lifestyle 
of the region: the North East is a high value 
environmental area, with numerous beaches, 
sheltered waterways, national parks and 
reserves, Aboriginal cultural heritage items. 
These assets need to be protected for their 
inherent values and also as an intrinsic part of 
the lifestyle and economy of the subregion. 

A key challenge for the subregion is to continue 
to grow sustainably, managing the 
environmental impact of development and 
reducing consumption of natural resources, as 
well as safeguarding assets from natural 
hazards. 

The Draft strategy comments: 

The environmental and heritage challenges for 
the North East focus on managing the impacts 
of urban development and tourism on the local 
environment and heritage assets, particularly 
the beaches, significant cultural heritage items, 
waterways and national parks. 

One of the main pressures on cultural heritage 
is redevelopment of urban areas. The key 
challenge is to allow for increased densities 
while protecting significant cultural heritage. 

 
 
 
Sydney Metro Transport Plan – Connecting the City of Cities (released February 2010) 
Pittwater road is identified in this Strategy as a key Regional Transport Corridor.  This and other 
corridors are described as follows in the Strategy: 
 
“These corridors have been assessed as critical over the longer term to ensure a connected city with 
efficient travel options and will guide the location of capacity enhancements to ensure a compact 
and accessible city.” 
 
It is important that and the Master Plan Review seek to support and enhance the transport role 
played by this major artery, while seeking to improve its relationship with the Dee Why Centre.  
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flat development through the application of a series 
of design principles. It provides for the establishment 
of Design Review Panels to provide independent 
expert advice to councils on the merit of residential flat 
development. The accompanying regulation requires 
the involvement of a qualified designer throughout the 
design, approval and construction stages.

SEPP 64 (Advertising and Signage): aims to ensure 
that outdoor advertising is compatible with the desired 
amenity and visual character of an area, provides 
effective communication in suitable locations and is a 
high quality design and finish. 

SEPP 55 (Remediation of Land): introduces State-wide 
planning controls for the remediation of contaminated 
land. The policy states that land must not be developed 
if it is unsuitable for a proposed use because it 
is contaminated. The policy makes remediation 
permissible across the State, defines when consent 
is required, requires all remediation to comply with 
standards, ensures land is investigated if contamination 
is suspected, and requires councils to be notified of all 
remediation proposals.

SEPP 44 (Koala Habitat Protection): encourages the 
conservation and management of natural vegetation 
areas that provide habitat for koalas to ensure 
permanent free-living populations will be maintained 
over their present range. Local councils cannot approve 
development in an area affected by this policy without 
an investigation of core koala habitat.

SEPP 22 (Shops and Commercial Premises): permits 
within a business zone, a change of use from one kind 
of shop to another or one kind of commercial premises 
to another, even if the change of use is prohibited under 
an environmental planning instrument. Development 
consent must be obtained and the consent authority 
satisfied that the change of use will have no, or only 
minor, environmental effect.

SEPP 19 (Bushland in Urban Areas): protects and 
preserves bushland within certain urban areas, as part 
of the natural heritage or for recreational, educational 
and scientific purposes. The policy is designed to 
protect bushland in public open space zones and 
reservations, and to ensure that bush preservation is 
given a high priority when local environmental plans for 
urban development are prepared.

SEPP 4 (Development without Consent and 
Miscellaneous Complying Development): applies to 
the site other than clause 6 (subdivision) and Part 
3 (complying development).  The SEPP permits 
development which is of minor environmental 
significance eg change of use.

SEPP (Affordable Rental Housing) 2009: establishes 
a consistent planning regime for the provision of 
affordable rental housing. The policy provides incentives 
for new affordable rental housing, facilitate the retention 
of existing affordable rentals, and expands the role of 
not-for-profit providers. It also aims to support local 
centres by providing housing for workers close to places 
of work, and facilitate development of housing for the 
homeless and other disadvantaged people.

S117 Directions

The Minister for Planning, under section 117(2) of the 
Environmental Planning and Assessment Act 1979 
issues directions that council must following when 
preparing planning proposals for new LEPs (i.e. LEP 
amendments). The directions cover the following broad 
categories: employment and resources; environment 
and heritage; housing, infrastructure and urban 
development; hazard and risk; regional planning; and 
local plan making.

The Directions relevant to the preparation of any future 
amendment to the Warringah LEP 2011 in relation to the 
Dee Why Town Centre are:

 ∕ Direction 1.1 Business and Industrial Zones: which 
requires, in summary, that areas and locations of 
existing business must be reduced and the total 
potential floor space area must not be reduced.

 ∕ Direction 2.3 Heritage Conservation: requires 
provisions for heritage conservation to be included in 
LEPs.

 ∕ Direction 3.1 Residential Zones: the direction applies 
when a planning proposal affects residential land 
and zone boundaries and requires that a variety and 
choice in housing types is provided and development 
provides for an efficient use of existing infrastructure 
and services.

 ∕ Direction 3.4 Integrating Land Use and Transport: 
ensures that urban structures, building forms, land 
use locations, development designs and street 
layouts improve access to housing, jobs and services 
by walking, cycling and public transport, reduce 
dependence on cars and support public transport 
usage.

 ∕ Direction 4.1 Acid Sulfate Soils: objective is to avoid 
significant adverse environmental impacts from the 
use of land that has a probability of containing acid 
sulfate soils. A portion of the Dee Why Town Centre 
located in top north eastern corner of the study area 
(in the vicinity of the Dee Why RSL Club) is identified 
in the Warringah LEP 2011 as Acid Sulfate Soils 
(Class 5).

 ∕ Direction 4.3 Flood Prone Land: the planning proposal 
must include provisions that give effect to and are 
consistent with the NSW Flood Prone Land Policy and 
the principles of the Floodplain Development Manual 
2005.

 ∕ Direction 4.4 Planning for Bushfire Protection: the 
Warringah Bushfire Prone Land Map identifies the 
northern edge of the study area (in the vicinity of the 
Dee Why RSL Club) as a buffer area. On the southern 
boundary of the study area, the Stony Range 
Flora Reserve is identified as Bushfire Prone Land: 
Vegetation Category 2. 

 ∕ Direction 6.1 Approval and Referral Requirements: 
ensure that LEP provisions encourage the efficient 
and appropriate assessment of development. 
The direction minimises provisions that require 
concurrence, consultation and referral of development 
applications to a Minister or public authority.

 ∕ Direction 6.2 Reserving Land for Public Purposes: 
facilitates the provision of public services and facilities 
by reserving land for public purposes and facilitates 
the removal of reservations of land where the land is 
no longer required for acquisition. 

 ∕ Direction 6.3 Site Specific Provisions: discourages 
unnecessarily restrictive site specific planning 
controls. 

 ∕ Direction 7.1 Implementation of the Metropolitan 
Plan for Sydney 2036: legal effect is given to the 
vision, transport and land use strategy, policies and 
outcomes and actions contained in the Metropolitan 
Plan for Sydney 2036 and requires that planning 
proposals are consistent with the Plan.

Other State Government Guidelines

 ∕ Integrating Land Use and Transport (Department of 
Planning & Department of Transport)

 ∕ Draft Centres Design Guidelines (Department of 
Planning, 2011)

 ∕ Urban Design Guidelines with Young People in Mind 
(Department of Planning, Sept 1999)

 ∕ Residential Flat Design Code (Department of 
Planning)

 ∕ NSW Police Safer by Design Program

 ∕ Planning Guidelines for Walking and Cycling 
Department of Planning, 2004)

 ∕ Flood Prone Land Policy and Floodplain Development 
Manual 2005

 ∕ Design in Context: Guidelines for Infill Development in 
the Historic Environment (Heritage Office, 2005)
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3.2 LOCAL PLANNiNg POLiCY AND  
 CONTROLS

Warringah Local Environmental Plan 
2011

The Warringah Local Environmental Plan 2011 (LEP 
2011) came into effect on 9 December 2011.  The 
LEP 2011 has been prepared in accordance with 
the State Government’s Standard Instrument (Local 
Environmental Plans) Order 2006, which requires local 
Council’s to implement a Standard Instrument LEP. The 
LEP 2011 includes all land in the Warringah LGA except 
for the deferred land within the B2 Oxford Falls Valley 
and C8 Belrose North localities.

Aims of the Plan: the particular aims of the Plan that are 
relevant to the Dee Why Town Centre are:

 ∕ To recognise the role of Dee Why and Brookvale as 
the major centres and employment areas for the sub-
region

 ∕ To maintain and enhance the existing amenity and 
quality of life of the local community by providing for 
a balance of development that caters for the housing, 
employment, entertainment, cultural, welfare and 
recreational needs of residents and visitors.

 ∕ In relation to residential development, to:

 - Protect and enhance the residential use and  
 amenity of existing residential environments,  
 and

 - Promote development that is compatible with  
 neighbouring development in terms of bulk,  
 scale and appearance, and

 - Increase the availability and variety of   
 dwellings to enable population growth without  
 having adverse effects on the character and  
 amenity of Warringah

 ∕ In relation to non-residential development, to:

  - Ensure that non-residential development does  
 not have an adverse effect on the amenity of  
 residential properties and public places, and

 - Maintain a diversity of employment, services,  
 cultural and recreational facilities.

 ∕ In relation to environmental quality, to:

 - Achieve development outcomes of quality  
 urban design, and

 - Encourage development that demonstrates  
 efficient and sustainable use of energy and  
 resources, and

 - Achieve land use relationships that promote  
 the efficient use of infrastructure, and

 - Ensure that development does not have an  
 adverse effect on streetscape and vistas, public  
 places, areas visible from navigable waters or  
 the natural environment, and

 - Protect, conserve and manage biodiversity  
 and the natural environment, and

 - Manage environmental constraints to   
 development including acid sulfate soils, land  
 slip risk, flood and tidal inundation, coastal  
 erosion and biodiversity

 ∕ In relation to environmental heritage, to recognise, 
protect and conserve items and areas of natural, 
indigenous and built heritage that contribute to the 
environmental and cultural heritage of Warringah, and

 ∕ In relation to community well-being, to:

 - Ensure good management of public assets  
 and promote opportunities for social, cultural  
 and community activities, and

 - Ensure that the social and economic effects of  
 development are appropriate.

LAND USE zONES 

The Dee Why Town Centre is predominantly zoned 
B4 Mixed Use (purple on LEP zoning map extract 

below)  under the LEP 2011 with open space areas on 
the boundary of the Town Centre zoned RE1 Public 
Recreation (green on LEP zoning map extract map 
below) and a large area in the north of the site zoned R3 
Medium Density Residential (deep pink on LEP zoning 
map extract map below).
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The objectives of the B4 Mixed Use Zone are to:

 ∕ To provide a mixture of compatible land uses. 

 ∕ To integrate suitable business, office, residential, 
retail and other development in accessible locations 
so as to maximise public transport patronage and 
encourage walking and cycling. 

 ∕ To reinforce the role of Dee Why as the major centre in 
the sub-region by the treatment of public spaces, the 
scale and intensity of development, the focus of civic 
activity and the arrangement of land uses. 

 ∕ To promote building design that creates active 
building fronts, contributes to the life of streets 
and public spaces and creates environments that 
are appropriate to human scale as well as being 
comfortable, interesting and safe. 

 ∕ To promote a land use pattern that is characterised 
by shops, restaurants and business premises on the 
ground floor and housing and offices on the upper 
floors of buildings. 

 ∕ To encourage site amalgamations to facilitate new 
development and to facilitate the provision of car 
parking below ground. 

The B4 Mixed Use Zone permits home-based child care 
and home occupations without development consent. 

The following land uses are permitted with consent: 
boarding houses; child care centres; commercial 
premises; community facilities; educational 
establishments; entertainment facilities; function 
centres; hotel or motel accommodation; information 
and education facilities; medical centres; passenger 
transport facilities; recreation facilities (indoor); 
registered clubs; residential flat buildings; respite 
day care centres; restricted premises; roads; seniors 
housing; shop top housing; and any other development 
not specified as prohibited.

The objectives of the RE1 Public Recreation Zone are to:

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

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

 ∕ To protect and enhance the natural environment for 
recreational purposes. 

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

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

The RE1 Public Recreation Zone permits environmental 
facilities, environmental protection works and roads 
without development consent.

The following land uses are permitted with consent: 
boat building and repair facilities; boat sheds; building 
identification signs; business identification signs; 
car parks; child care centres; community facilities; 
emergency services facilities; kiosks; recreation areas; 
recreation facilities (indoor); recreation facilities (major); 
recreation facilities (outdoor); respite day care centres; 
restaurants or cafes; water recreation structures.  All 
other land uses are prohibited.

The objectives of the R3 Medium Density Residential 
Zone are to:

 ∕ To provide for the housing needs of the community 
within a medium density residential environment. 

 ∕ To provide a variety of housing types within a medium 
density residential environment. 

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

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

 ∕ To ensure that medium density residential 
environments are of a high visual quality in their 
presentation to public streets and spaces. 

The R3 Medium Density Zone permits Home-based 

child care and home occupations without development 
consent.

The following land uses are permitted with consent 
attached dwellings; bed and breakfast accommodation; 
boarding houses; boat sheds; building identification 
signs; business identification signs; child care centres; 
community facilities; dual occupancies; dwelling 
houses; educational establishments; emergency 
services facilities; environmental protection works; 
exhibition homes; group homes; home businesses; 
multi dwelling housing; neighbourhood shops; places 
of public worship; recreation areas; residential flat 
buildings; respite day care centres; roads; seniors 
housing and veterinary hospitals. All other land uses are 
prohibited.

Exempt and complying development: provides for where 
development can be carried out either without consent 
or with approval through a complying development 
certificate.   The Schedules in the LEP 2011 contains 
additional exempt and complying development which 
is not specified in the State Environmental Planning 
Policy (Exempt and Complying Development Codes) 
2008. The LEP 2011 lists these additional types of 
development included as exempt in Schedule 2 of the 
LEP 2011 including outdoor eating areas, some forms of 
signage. Schedule 3 lists additional types of complying 
development including garages and outbuildings.

Principal development standard includes controls for: 
minimum subdivision lot size; height of buildings: floor 
space ratio (not adopted); development within the 
coastal zone; preservation of trees or vegetation; and 
heritage conservation.

The Height of Buildings (clause 4.3) identifies the 
maximum height of buildings (refer height definition 
below) throughout the Warringah LGA. The maximums 
are identified on height maps; an extract from the map 
relating to the Dee Why Town Centre is provided below. 
The maximum heights identified for the Dee Why Town 

Centre range from 11 metres to 27 metres as shown 
below. The maximum building height for the Dee Why 
Town Centre, which is identified as a special area in the 
LEP, is considered on the following page.
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The Heritage Conservation (clause 5.10) provisions identity heritage items in Warringah. These 
are listed in a Schedule 5 (Environmental heritage) to the LEP and are also mapped.  Those within 
the Dee Why Town Centre area, or in close proximity, are shown on the map and table below. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Heritage 
Item 
Number 

Heritage Item 
Name 

Address Property  Significance Suburb 

I43 Pacific Lodge 
(Salvation 
Army) 

15–23 Fisher 
Road 

Part Lot 11, 
DP 577062 

Local Dee Why 

I39 Street Tree Corner of 
David Avenue 
and Pittwater 
Road 

Lot 100, DP 
1041823 

Local Dee Why 

I50 Dee Why Public 
Library 

Pittwater 
Road 

Lot 100, DP 
1041823 

Local Dee Why 

I48 Commonwealth 
Bank 

691 Pittwater 
Road 

Lot 1, DP 
166322 

Local Dee Why 

C6 Stony Range 
Flora Reserve 

802 Pittwater 
Road 

Lot 369, DP 
752038; 
Portion 7146, 
DP 1069201; 
Lot 368, DP 
752038; Lot 
7, DP 523299 

Conservation 
Area 

Dee Why 

 
 
 
 
The following heritage items and conservation areas are located outside the site but in close 
proximity: 
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Heritage Item 
Number 

Heritage Item 
Name 

Address Property Desc Significance Suburb 

C5 Dee Why 
Lagoon and 
Reserve 

Dee Why 
Lagoon and 
Reserve 

As shown on 
Heritage Map 

Conservation 
Area 

Dee Why 

I44 Uniting 
Church 

60 Howard 
Avenue 

Lot 20, 
Section 6, DP 
6953 

Local Dee Why 

I46 “Ebenezer 
Flats” 

72–74 Oaks 
Avenue 

Lots 19 and 
20, Section 9, 
DP 6953 

Local Dee Why 

I45 St Kevin’s 
Catholic 
Church 

46–50 Oaks 
Avenue 

Lot 1, DP 
526306 

Local Dee Why 

I51 House known 
as “Elouera” 

41 Redman 
Road 

Lot 69, DP 
7413 

Local Dee Why 

I102 Narraweena 
Primary 
School 

McIntosh 
Road 

Lot 741, DP 
752038 

Local Narraweena 

I5 Bus Shelter 800 Pittwater 
Road 

Road reserve 
adjacent to 
Lot 6, DP 
523299 

Local Brookvale 

I49 Former 
Wormald 
Building (front 
entrance, 
tower and 
curved former 
canteen only) 

800 Pittwater 
Road 

Lot 6, DP 
523299 

Local Dee Why 

 
 
Additional local provisions includes controls for: 
 Acid sulfate soils 
 Flood planning 
 Development on sloping land 
 Residential flat buildings in Zone B4 Mixed Use 
 Location of sex services premises 
 
Dee Why Town Centre (Part 7) 
Dee Why Town Centre is addressed in a specific section of the LEP (Part 7) and applies to Site A 
and Site B as shown below. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Comment [KL1]: This is the multiplex 
site contols 
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Dee Why Town Centre is addressed in a specific section of the LEP (Part 7) and applies to Site A 
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Comment [KL1]: This is the multiplex 
site contols 

The Heritage Conservation (clause 5.10) provisions 
identity heritage items in Warringah. These are listed in a 
Schedule 5 (Environmental heritage) to the LEP and are 
also mapped.  Those within the Dee Why Town Centre 
area, or in close proximity, are shown on the map and 
table below.

The following heritage items and conservation areas are 
located outside the site but in close proximity:
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Additional local provisions includes controls for:

 ∕ Acid sulfate soils

 ∕ Flood planning

 ∕ Development on sloping land

 ∕ Residential flat buildings in Zone B4 Mixed Use

 ∕ Location of sex services premises

Dee Why Town Centre 
(Part 7 )
Dee Why Town Centre is addressed in a specific section 
of the LEP (Part 7) and applies to Site A and Site B as 
shown below.

The objectives (clause 7.3) for development in the Dee 
Why Town Centre (Sites A and B) are:

(a) to create an attractive living centre that sustains 
the social, economic and environmental needs of its 
community and visitors,

(b) to ensure a balance between the provision 
of high quality housing with a mix of retail, business, 
employment, civic, cultural and recreational facilities,

(c) to ensure that development is consistent with 
the role of Dee Why as a major centre for the sub-region,

(d) to create a built environment that has unified 
and consistent building form that includes: 

(i) definition of street edges by the establishment 
of podiums to create walls of 3 and 4 storeys in height, 
and

(ii) above podium level elements that step back 
to achieve adequate levels of natural sunlight and 
high levels of amenity to occupiers of the buildings, 
surrounding development and the adjacent public 
domain, and

(iii) 2 iconic slimline towers in the western part of 
the centre (Site B) and one smaller tower in the eastern 
part of the centre (Site A) that will largely provide for a 
transition in height from west to east, and

(iv) mid-rise elements that reflect the simple clarity 
of design displayed by the tower and podium elements,

(e) to ensure that taller buildings that are distributed 
across the Dee Why Town Centre from west to east 
provide a coordinated, modulated and varied skyline 
and that the towers are spatially separated to provide 
useable public spaces, including a Town Square,

(f) to achieve a pattern of development that 
reflects the underlying urban form in Dee Why with 
predominantly east-west orientated buildings and high 
levels of visual and physical permeability,

(g) to achieve good sunlight penetration to public 
spaces and Oaks Avenue,

(h) to ensure that development responds to the 
surrounding natural environment and protects the scenic 
qualities of Dee Why and its views and vistas,

(i) to establish ground floor levels that are 
occupied by retail uses that: 

(i) are highly active, accessible to the street and 
create a lively ambience, and

(ii) provide a mix of retail shops, cafes and 
restaurants at the edges of street, pedestrian areas and 
open spaces, and

(iii) are at the same level as the footpaths and 
provide opportunities for a generous promenade and 
distinctive street tree planting for shade and shelter,

(j) to accommodate additional employment 
opportunities, service functions and space for business, 
consistent with the role of Dee Why as a major centre, 
by providing at least 2 levels (excluding the ground floor) 
of development for non-residential purposes,

(k) to ensure that signage associated with the 
new development is of high quality, is innovative, 
coordinated and minimised to avoid visual clutter and 
will complement the overall urban design, streetscape 
and architectural quality and amenity of the Dee Why 
Town Centre,

(l) to ensure that development within the Dee Why 
Town Centre is designed to take account of, and be 
compatible with, the hydrological conditions associated 
with the Dee Why Lagoon South Catchment,

(m) to ensure that development within the Dee 
Why Town Centre positively contributes to the visual 
quality and pedestrian comfort of the public domain and 
provides a seamless integration between public and 
private spaces.

The LEP states that development must be consistent 
with objectives for development and design excellence. 
The development must incorporate:

 ∕ stormwater management measures, including water 
sensitive urban design and ecologically sustainable 
development principles, and

 ∕ innovative design solutions that minimise stormwater 
impacts, including stormwater quantity and quality 
impacts, on the Dee Why Lagoon system, and
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 ∕ finished floor levels and basement car park entry 
levels that include adequate freeboards to protect 
against the entry of stormwater from the Council’s 
street drainage system, and

 ∕ continuous colonnades or pedestrian awnings on 
those parts of any building that are on the edges of 
streets or public spaces.

In addition to the above, development consent must 
not be granted to development on Site B, at the 
Howard Avenue frontage, unless the consent authority 
is satisfied that the development will be lined by trees 
of distinctive coastal indigenous species that provide 
landscape elements while not obscuring the views into 
and out of the Town Square from Pittwater Road or 
Howard Avenue.

Development consent must also not be granted to 
development involving the construction of a new 
building or external alterations to an existing building on 
Site A or Site B unless the consent authority is satisfied 
that the development exhibits design excellence.

Design excellence within the Dee Why Town Centre 
(clause 7.5) states that in determining whether the 
development exhibits design excellence, the consent 
authority must have regard to the following:

 ∕ whether a high standard of architectural design, 
materials and detailing appropriate to the building 
type and location will be achieved,

 ∕ whether the form and external appearance of the 
proposed development will improve the quality and 
amenity of the public domain,

 ∕ whether the building meets sustainable design 
principles in terms of sunlight, natural ventilation, 
wind, reflectivity, visual and acoustic privacy, safety 
and security and resources, energy and water 
efficiency,

 ∕ whether satisfactory arrangements have been made to 
ensure that the proposed design is carried through to 
the completion of the development concerned,

 ∕ whether the configuration and design of communal 
access and communal recreational areas within the 
residential elements of development incorporate 
exemplary and innovative treatments and will promote 
a socially effective urban village atmosphere.

Height of buildings (clause 7.6) provides objectives in 
addition to the general height provisions (clause 4.3) in 
order to limit overshadowing including:

 ∕ the front set back areas on the southern side of Oaks 
Avenue opposite Site A on 22 June in any year, and

 ∕ the public footpath on the southern side of Oaks 
Avenue opposite Site B on 22 June in any year, and

 ∕ the Town Square on 22 June in any year.

The clause identifies tower heights (as shown on the 
Height of Buildings Map) as follows:

Site A Tower maximum height = 52.5 metres

Site B Tower maximum height = 75 metres

Site B Tower maximum height = 78 metres

The clause also provides for at least 2 hours of sunlight 
being provided between 10.00am and 2.00pm on 22 
June to:

 ∕ The front setback areas on the southern side of Oaks 
Avenue opposite Site A, or

 ∕ The public footpath on the southern side of Oaks 
Avenue opposite Site B at a distance of 6 metres from 
the property boundary

The development must not result in less than 4 hours 
sunlight being provided on 22 June to the Town Square.

Three specific clauses also deal with Site A and Site B 
Oaks Avenue above podium elements (clauses 7.7, 7.8 
and 7.9) with the objective of allowing additional height, 
controlling building bulk, depth and gross floor area 
above the podium level. The objective is also to limit 

overshadowing to the front setback on the southern side 
of Oaks Avenue and to allow design flexibility. This will 
need to be reviewed in detail as part of the Master Plan 
Review project.

The WLEP 2011 also contains a specific clause 
addressing ancillary plant and roof access (clause 7.10) 
with objectives relating to height of ancillary structures 
located on roofs not to add to perceived height of 
buildings or detract from the roof form. This clause 
details with the view of the roof form from surrounding 
areas and promotes low scale vegetative landscaping of 
podium roofs and use of the area for passive recreation.  

A clause relating to the town square and pedestrian 
connections (clause 7.11) aims to ensure that a Town 
Square is included in the Dee Why Town Centre 
which will contain attractive, useable open spaces 
that are interlinked by a secure network of pedestrian 
connections. The clause contains controls for Site B 
including that the town square space will:

 ∕ Occupy all of the land shown as Town Square on the 
Key Sites Map

 ∕ Be flexible, multi-use space that will be suitable 
to accommodate markets, entertainment and 
community events and serve as a meeting place for 
the general public

 ∕ Be surrounded by colonnades at its perimeter that will 
provide all weather access to the ground floor retail 
outlets

 ∕ Include landscaping throughout the space that 
provides an appropriate canopy of indigenous tree 
species to enhance its amenity

The buildings on Site B are to:

 ∕ Include retail uses located at ground level at the 
perimeter of the Town Square that will provide 
opportunities for alfresco dining, casual seating and 
recreation

 ∕ Ensure that residential accommodation situated above 
the Town Square will provide maximum visibility of the 

Town Square and bring life and vitality to the Town 
Square throughout the day

 ∕ Incorporate and maintain a north-south Pedestrian 
Connection that will link the Town Square with Oaks 
Avenue and include a strong physical and visual 
connections between Howards Avenue and Oaks 
Avenue which is lined by retail development with 
double storey colonnades providing access on 
a 24 hour 7 days a week basis.  The width of the 
Pedestrian Connection is not to be less than 14 
metres to ensure high levels of sunlight access and 
provide view lines through the development.

A clause which includes provisions for promoting retail 
activity (clause 7.12) on the ground and first floors of new 
buildings is included.  The clause states that ground 
floor level development (on Sites A and B) can not 
include residential accommodation, medical centres or 
office premises (other than provision of access).  The 
clause also identifies uses which are not allowed on 
particular levels as follows:

 ∕ First floor level development (Site A) must not include 
residential accommodation. 

 ∕ First floor level development (Site B) must not include 
residential accommodation, office premises

 ∕ Second floor level development (Site B) must not 
include residential accommodation.

A clause relating to mobility, traffic management and 
parking (clause 7.13) has the objective of ensuring 
improved vehicle access and circulation.  The clause 
requires development to be consistent with the new 
north-south street connection (refer Key Sites Map), and 
specifies the minimum road width, one-way movements.  
Carparking is to be provided principally underground 
for Site A. Parking on Site B is to have a maximum one 
level of above ground parking that will be located on 
level 2 (excluding the ground floor level), incorporate 
appropriate architectural screening. The clause also 
addresses neighbourhood amenity, loading and waste 
collection facilities, footpath crossings and vehicle 
entrances.
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Warringah Development 
Control Plan
The overriding objective of the DCP is to create and 
maintain a high level of environmental quality throughout 
Warringah. Development should result in an increased 
level of local amenity and environmental sustainability. 
The other objectives are to:

 ∕ ensure development responds to the characteristics 
of the site and the qualities of the surrounding 
neighbourhood

 ∕ ensure new development is a good neighbour, 
creates a unified landscape, contributes to the street, 
reinforces the importance of pedestrian areas and 
creates an attractive design outcome 

 ∕ inspire design innovation for residential, commercial 
and industrial development

 ∕ provide a high level of access to and within 
development.

 ∕ protect environmentally sensitive areas from 
overdevelopment or visually intrusive development 
so that scenic qualities, as well as the biological and 
ecological values of those areas, are maintained

 ∕ achieve environmentally, economically and socially 
sustainable development for the community of 
Warringah 

The DCP is divided into 8 parts. 

PART A provides an introduction.

PART B (Built Form Controls) does not apply to the 
majority of the Dee Why Town Centre review site (as 
noted below, Part G controls apply).

PART C of the DCP relates to ‘Siting Factors’ including 
subdivision; traffic, access and safety; parking facilities; 
stormwater; erosion and sedimentation; building over 
drainage easements; excavation and landfill; demolition 
and construction; and waste management.  The 
following controls from Part C are relevant to the Dee 

Why Town Centre:

C2 Traffic, Access and Safety: vehicle and pedestrian 
access to meet objectives (relating to traffic hazards, 
queuing, vehicle crossings, conflicts, public transport, 
on street parking). Vehicle access from minor streets 
and lanes where available. Vehicle crossings in 
accordance with Councils Vehicle Crossing Policy. 

Onsite loading and unloading: appropriate to size and 
nature of development, screened from public view 
and designed so vehicles enter and leave in forward 
direction. 

C3 Parking Facilities: to provide adequate off street 
parking, locate and design parking facilities to have 
minimal visual impact on street frontage or other public 
place and that the do not dominate. 

C4 Stormwater: to ensure appropriate management of 
stormwater, minimise quantity of stormwater run-off, 
incorporate water sensitive urban design techniques and 
on-site stormwater detention in all new developments, 
control peak discharge rate of stormwater flow from 
new development. Refers also to the Northern Beaches 
Stormwater Management Plan.

C5 Erosion and Sedimentation: to reduce soil erosion 
and prevent mitigation of sediment off site. Prevent any 
reduction in water quality downstream of the site. 

C6 Building over or adjacent to Constructed Council 
Drainage Easements: to ensure efficient construction, 
replacement, maintenance or access for emergency 
purposes to constructed public drainage systems 
located within private property.

C7 Excavation and Landfill: to ensure land excavation or 
fill work does not have adverse effect upon visual and 

natural environment or adjoining properties, does not 
create airborne pollution, preserve the integrity of the 
physical environment and maintain visual and scenic 
quality.

C8 Demolition and Construction: manage demolition 
and construction so that there is no unreasonable 
impact on surrounding amenity, pedestrian or road 
safety or the natural environment. Management of 
construction waste.

C9 Waste Management: to facilitate waste management 
in accordance with principles of ESD. Design and locate 
waste storage and collection facilities. The section 
includes requirements for waste areas and storage 
rooms.

PART D of the DCP relates to Design and includes 
requirements for landscaped open space; private open 
space; noise; electromagnetic radiation; orientation and 
energy efficiency; access to sunlight; views, privacy, 
building bulk, building colours and materials; roofs; 
glare and reflection; site facilities; accessibility; safety 
and security; utility services; conservation of energy and 
water; and signage.

PART E of the DCP relates to the Natural Environment 
and includes requirements for tree management; 
prescribed vegetation; Threatened Species; wildlife 
corridors; native vegetation; retaining unique 
environmental features; development on land adjoining 
public open space; waterways and riparian lands; 
landslip risk and flood prone land.

PART G of the DEP identifies the Dee Why Town Centre 
as Special Area G1 Dee Why Mixed Use Area and part 
Special Area G2 R3 Medium Density Residential  and 
provides a range of area specific detailed development 
guidelines and controls which override those in Part B.  
All other parts of the DCP do however apply, if there is 
any inconsistency, the provisions of G1 Dee Why Mixed 

Use Area will apply. A copy of the G1 Dee Why Mixed 
Use Area controls is contained in Appendix 2.  These 
controls will be reviewed as part of the Dee Why Town 
Centre Review project .

The detailed controls for Special Areas G1 and G2 
will be reviewed and addressed in any recommended 
amendments to the LEP resulting from the current 
Master Plan Review process. 

PART H of the DCP includes the Appendices including: 
car parking requirements; waste requirements, 
vegetation requirements; and notification.



DEE WHY TOWN CENTRE MASTER PLAN | PLACE Design group

65

Other Relevant Strategies 
and Policies

DRAFT WARRINGAH HOUSING STRATEGy

Council has voted to make available the Draft Housing 
Strategy (considered at its meeting of 28 September 
2011) as a reference document only. Council stopped all 
work on increasing housing following a Council motion 
(28 June 2011) that:

“Warringah Council immediately cease any exhibition 
or further work on its Housing Strategy until the NSW 
Government confirms Council’s dwelling target of 10,300 
new dwellings and provides its commitment to funding 
additional infrastructure requirements to support the new 
development.”

The current zoning laws allow for an anticipated growth 
of 5,325 new dwellings, this includes Dee Why Town 
Centre, apartments in already zoned areas such as 
Narrabeen, Collaroy, Brookvale and Manly Vale as well 
as shop-top developments throughout Warringah.

The first release of the Draft Housing Strategy proposed 
a number of locations for up to 16,032 additional 
dwellings in Warringah to accommodate the 10,300 
dwellings required by the NSW Government metro plan. 
While its intent was only to deliver 10,300 it allowed 
some flexibility to pick those from several different 
centres, including Narraweena, Manly Vale, Forestville 
and Frenchs Forest.

Council voted on 14 December 2010 to reduce the 
increase in dwellings in the draft plan to a maximum 
10,300. As a result, the second draft suggested that 
the majority of additional dwellings be located in 
Narraweena.

The draft Strategy provides details on population and 

housing trends (ageing population, household and 
family size, housing types, housing stock and empty 
nesters) 

HOUSING IN THE DEE WHy TOWN CENTRE

An analysis was undertaken as part of the draft Housing 
Strategy to identify all sites in the Dee Why Town Centre 
which have not been developed to their full floor space 
potential under the relevant built form controls. For each 
site the total residential floor area was calculated based 
on all relevant built form controls such as floor space 
ratio, site coverage, floor plate coverage and maximum 
building height. In order to determine the useable floor 
space a reduction rate of 80% has been applied.

If every site is redeveloped to its maximum potential, 
there is additional capacity for approximately 151,265m2 
of residential floor space. By applying an average 
dwelling size of 100m2 the maximum dwelling potential 
within the Dee Why Town Centre is 1557 dwellings. 
A take-up rate of 80% has been applied to the entire 
centre. By applying this take-up rate to the maximum 
dwelling potential of 1,557 dwellings, it is assumed that 
the likely dwelling potential for the Dee Why Town Centre 
is 1,245.

The existing dwelling potential (identified in the draft 
Housing Study) is an additional 4219 dwellings under 
the current building form controls from development 
of non-urban land, low density residential, medium 
density residential, shop top housing and the Dee Why 
– Brookvale Major Centre. This is well below the Metro 
Strategy target of 10,300 new dwellings.

Council has resolved that the development potential 
maximum for the Dee Why Centre is to remain at the 
level achievable under the current LEP until substantial 
infrastructure upgrades can be undertaken.  Such 
upgrading will require funding assistance from the State 
government. 

OTHER WARRINGAH COUNCIL DOCUMENTS 
AND GUIDELINES

Other guidelines (located on Council’s website) which 
have been considered in the preparation of the Master 
Plan Review are:

 ∕ Shaping Our Future Strategy (September 2010) 
(Manly, Mosman, Pittwater & Warringah Councils)

 ∕ Warringah Section 94A Development Contributions 
Plan 2011

 ∕ Warringah Bush Fire Prone Land Map 2010 & Planning 
for Bushfire Protection

 ∕ Warringah Bike Plan and Warringah 2011 Cycling Map

 ∕ Warringah 2011 Cycling Map

 ∕ Tree Replacement Guide

 ∕ Living Warringah – A Ten Year Strategic Plan

 ∕ Environmental Strategy

 ∕ Cultural Plan

 ∕ Local Habitat Strategy

 ∕ Social Plan

 ∕ Warringah Pedestrian Access and Mobility Plan

 ∕ Warringah Regional Multiple-Use Trail Strategy

 ∕ Recreation Strategy

 ∕ Warringah Design Guidelines for Public Places

 ∕ Public Art Policy

 ∕ Water Sensitive Urban Design Policy

 ∕ Outdoor Eating Policy

 ∕ Environmental Sustainability Policy

 ∕ Cultural Policy

 ∕ Bushland Policy

 ∕ Community Centres Policy

 ∕ Physical Access Policy

 ∕ Stormwater Drainage Policy

 ∕ Street Tree Planting Policy

 ∕ Tree Preservation Order



DEE WHY TOWN CENTRE MASTER PLAN | july 2013

66

AMENDMENTS REQUIRED 
TO LEP 2011 AND DCP 2011
In order to achieve the Master Plan vision, a range 
of amendments to the existing Warringah Local 
Environmental Plan 2011 (LEP 2011) and Warringah 
Development Control Plan 2011(DCP 2011) are required.  
These would be required to be publicly exhibited prior 
to any formal adoption by Council. Key amendments 
required are as follows:

LEP 2011 Required Amendments:

1. New Maximum Floor Space (FSR) Map and 
development standards for the Dee Why Town 
Centre to limit the total quantum of development to the 
existing possible under the current LEP development 
standards .  There are currently no FSR controls in LEP 
2011.  In order to permit additional height in exchange 
for public benefit items such as new public through site 
links and roads, within out increasing the overall amount 
of floor space/building bulk in the Town Centre the 
introduction of limits on FSR is required.  

2. Amendments to the Height of Building 
Maps – Sheets HOB_010AA & AB for the Dee 
Why Town Centre, to increase the maximum permissible 
heights across the Town Centre, by one level (3 metres), 
where the number of mandatory podium levels are to 
be reduced, freeing up usable floorspace to be located 
in slimmer, slightly taller buildings which allow greater 
solar access and are less visually dominant in the 
streetscape. 

3. Amend the LEP Key Sites Map will be 
renamed ‘Dee Why Town Centre and Key 
Sites Map’ and  to include the defined 
boundary of the Dee Why Town Centre plus 
new Key Sites C to E, which are sites where 
additional height will be considered in exchange for 
public benefits.  It should be noted that the maximum 
FSR’s will remain unchanged from that possible under 
the current LEP for these sites. 

4. Definition of Floor Space Ratio will be included 
in Clause 4.4 of the LEP, based on the Standard LEP 
template. 

5. Calculation of floor space ratio and site 
area will be included in Clause 4.5 of the LEP, 
based on the Standard LEP template. 

6.Part 7 of the LEP – Dee why Town Centre will be 
replaced by a revised Part 7 which will include:

i.Additional objectives for the Town Centre, such as:

>To provide more detailed development standards to 
ensure that development in the Dee Why Town Centre 
displays design excellence in keeping with its important 
role as a major centre for the Northern Beaches,

>To provide incentives to encourage Applicants to 
provide public open spaces, laneways and other 
community facilities in return for additional building 
height on Key Sites within the Dee Why Town Centre, 
and

>To increase the maximum permissible heights 
within the Dee Why Town Centre in recognition of the 
removal of the mandatory requirements for podiums 
on all buildings to achieve more sustainable built form 
outcomes and public open spaces.

>To limit the maximum development potential of the Dee 
Why Town Centre by introducing maximum Floorspace 
Ratio development standards in recognition of the 
existing capacity of transport infrastructure servicing the 
centre. 

ii.Require that all development in the Town Centre 
display design excellence.  This will be assessed 
based on the following considerations:

•whether a high standard of architectural design, 
materials and detailing appropriate to the building type 
and location will be achieved,

•whether the form and external appearance of the 
proposed development will improve the quality and 
amenity of the public domain,

•whether the building meets sustainable design 
principles in terms of sunlight, natural ventilation, wind, 
reflectivity, visual and acoustic privacy, safety and 
security and resources, energy and water efficiency,

•whether satisfactory arrangements have been made to 
ensure that the proposed design is carried through to 
the completion of the development concerned,

•whether the configuration and design of communal 
access and communal recreational areas within the 
residential elements of development incorporate 
exemplary and innovative treatments and will promote a 
socially effective urban village atmosphere.

•whether the development any of Key Sites A to E 
deliver the relevant required public domain dedications 
and improvements 

•whether the development connects with and provides 
a high quality interface with surrounding streets and 
public domain areas at pedestrian level.  

iii.Include a broadened Clause on Podiums, 
setbacks & Awnings to:

>a maximum of 3 podium levels on buildings fronting 
Pittwater Road and 2 podium levels on buildings fronting 
all other roads in the Dee Why Town Centre;

>a minimum setback of 4 metres from the kerb of the 
adjacent road, with the exception of development on the 
eastern side of Pittwater Road which are to be setback a 
minimum of 3.6 metres, to ensure adequate spaces for 
pedestrians and opportunities for kerb side dining areas;

>tower elements of buildings above podiums being 
setback a minimum of 4 metres from all edges of the 
podium to maximise solar access and amenity of 
neighbouring residents.

>variation to the building setback to be greater than 4 
metres from the kerb of the adjacent road for up to 40% 
of the length of the front property boundary to provide 
articulation of the façade of the podium levels only. 

>continuous colonnades or pedestrian awnings on 
those parts of any building fronting that are on the 
edges of streets or public spaces.

iv.Include additional site specific setbacks for the 
Civic Site which contains the Council Chambers, Library 
and carpark, to protect the existing stand of Norfolk 
Pines and the amenity of adjacent properties:

>minimum front setbacks of 15 metres from Pittwater 
Road, zero metres from St. David Avenue and 6 metres 

from the Kingsway.

>The first 4 storeys of the civic building set back a 
sufficient distance to enable the establishment of a 
double row of Norfolk Pines and the provision of a level 
4 metre shared pedestrian/cycle path. Storeys above the 
fourth storey set back at least 4 metres from the parapet 
line of the fourth storey.

>A minimum rear building setback of 6 metres.

>A minimum setback from a building to a side boundary 
of 4.5 metres.

v. Include new development standards for 
on site car parking which reflect a possible 
range of car parking rates which will be 
required to be justified by traffic impact assessments 
accompanying all DA’s.  The aim of providing a range is 
to attempt to minimize additional traffic and encourage 
greater use of the public bus infrastructure which is 
currently being upgraded by Transport NSW.  These 
rates have been sourced from the Council and standard 
Traffic Authority Guidelines and other similar Council 
DCP’s.  in addition, all car parking will be required to 
be provided underground or not be visible from public 
streets, thoroughfares, parks or plazas and only be 
permitted to be underground or within a maximum of 1 
podium level above ground level. 

vi.A new Clause entitled ‘Public domain delivery 
incentives Key Sites C, D & E’ will be required which 
details the proposed conditions under which additional 
building height will be considered in exchange for public 
benefits.  

With respect to Site C (the Woolworths Site), this will 
be in exchange for the construction and dedication to 
Council of a new shared pedestrian/vehicular roadway 
mid-block between Oaks Avenue and Pacific Parade. In 
this case the maximum permissible height considered 
will be 46 metres above ground level.  It is stressed no 
additional FSR will be offered in this process. 

With respect to Site D (Corner of Pittwater Road and 
Pacific Parade), additional height will be offered in 
exchange for the provision and dedication to Council of 
an additional bus turning lane on the corner of Pittwater 



DEE WHY TOWN CENTRE MASTER PLAN | PLACE Design group

67

on local streetscapes, and

>Building height incentives in exchange for the provision 
of new parks, pedestrian connections and roads, and

>A clustering taller buildings around the commercial 
hub between Oaks and Howard Avenues around the 
already approved Brookfield Development and on the 
Landmark Site on Pittwater road adjacent to the Civic 
Site.  in the commercial hub of the Town Centre, and

>A new revitalised Civic /Community Hub that will house 
government services, open spaces for celebrations, 
public parking and supporting retail uses and new 
Council offices and library and other government 
offices.

3. The Master Plan, Significant Views to be Protected 
and Access Maps and perspective images of the 
desired future character of the Town Centre will be 
included to support the delivery of Council’ and the 
community’s vision for the Town Centre. 

4. Key Warringah LEP 2011 Development Standards 
for Dee Why Town Centre will be included for ease of 
Applicants in understanding the legislated development 
standards also applying to development within the Town 
Centre. 

5. Revised objectives and DCP requirements aligned 
to the desired outcomes of the Revised Master Plan 
will be included in each Special Area section of the 
DCP, including protection of identified significant views 
and provision of additional pedestrian links throughout 
the centre and the application of water Sensitive Urban 
Design principles. 

6. Area specific details of permissible heights, FSR’s 
and podium levels will be included in each Area 
section, again to simplify the task for Applicants in 
navigating the requirements for development within the 
Town Centre.

 

Road.  Again, no additional FSR will be offered but 
flexibility in building height considered. 

With respect to Site E (The ‘Triangular Site’) located at 
the Centre of the Town Centre, additional building height 
up to a maximum of 49 metres above ground level  will 
be considered in exchange for the provision of a through 
site shared pedestrian /vehicular link, landscaped 
open space areas and other pedestrian connections to 
Pittwater Road.  Again, no additional FSR will be offered 
but flexibility in building height considered. 

DCP 2011 Required Amendments to PART G Dee 
Why Town Centre:

1. New Section at beginning entitled ‘Desired Future 
Character of Dee Why Town Centre’ which contains 
Council and the community’s vision for the centre:

“Dee Why will be home to a thriving cosmopolitan 
community who cherish their past, celebrate its unique 
and engaging vibe and embrace its bold commitment 
to urban sustainability.  It will be a place of both energy 
and refuge, a city at the beach, with a distinctive modern 
urban identity.”

2. New Section describing the Master Plan Review 
outcome which informed the DCP amendments, 
including the following objectives for the future 
development of the Town Centre: 

>A system of new and existing connected public 
spaces utilising WSUD principles, where feasible, based 
on the theme of water in the landscape, reflective of 
the location of the centre adjacent to the lake and the 
ocean, and

>A system of shared pedestrian/cycle paths through 
the Town Centre connecting to the surrounding 
neighbourhood, and

>Amended building forms, with lower podiums to the 
local streets with taller more slender towers above 
setback from the building facades to maximise solar 
access to public areas and minimise amenity impacts 

7. All development applications for new 
buildings will be required to be supported 
by a detailed traffic and parking impact 
assessment by a suitably qualified traffic consultant 
which confirms the development will not cause 
unacceptable impacts on the local traffic conditions.

8. Additional Site Specific requirements for the Key 
Sites, together with Indicative built form studies will be 
included demonstrating how the LEP height incentives 
clause can be applied to Sites C and E.  It is stressed 
that other development scenarios will be considered 
provided they:

>achieve a positive and cohesive relationship with 
adjacent buildings, site context and surrounding public 
domain;

>achieve optimum solar access and minimised 
overshadowing does not affect functional open space, 
or habitable rooms of adjoining development; and

>respond to the vision, objectives and requirements for 
the revitalisation of the Dee Why Town Centre embodied 
in the DCP and Revised Master Plan. 
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3-5	storeys

10-15	storeys

5-10	storeys	

15-18	storeys	

LEGEND

buiLDiNg HEigHT PRiNCiPLES DiAgRAMCOMMuNiTY & OPERATiONAL LAND MAP





05 DEE WHY TOWN CENTRE 
MASTER PLAN
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Master Plan (refer Sheet 80-81)



Dee Why Beach

MAXIMISED FOOTPRINT, 
MINIMISED HEIGHT

maximum height 
allowable for this 
lot

PODiuM STuDY

The focus for this exercise revolves around understanding how 
the Floor Space Ratio (FSR) can be utilised to achieve different 
massing characteristics within the Town Centre. The FSR 
expresses the relationship between the area of the site and 
the number of times this area can be repeated to define a total 
area for the building or Gross Floor Area (GFA). 

The following diagrams aim to explain varying configurations 
of possible built forms further derived from given planning 
controls for building size and shapes resulting in a fixed FSR, 
with heights and setbacks expressed as variables. There 
are also other various controls that intersect and moderate 
potential FSR envelopes such as GFA, site cover, required set-
backs, maximum height etc.

PENCIL

As mentioned above different building shapes will provide 
specific characteristics within their environments reinforcing 
or weakening their locational sense of place. For example, a 
tall building with a small footprint will liberate a great deal of 
land with many benefits such as useful private open space, 
recreation areas, ability to feature vegetation typical of deep 
soil planting, parking at grade, legible, safe and efficient 
access to and across the site, water harvesting and other land 
improvements. On the other hand the same shape building will 
have as a disadvantage a longer shadow proportional to its 
height. 

BISCUIT

As an extreme opposite example a very flat shallow building 
will tend to occupy all available land, therefore likely to be built 
to boundaries and providing little to no semi-public or semi-
private interfaces and no landscape buffers or transitional 
spaces. This promotes a very different relationship between 
the building and the public domain and its neighbouring 
buildings. Features typically include a lower skyline and a 
reinforcement of human scale by relative reduced height.

CAKE

The example in between the above extremes is one that 
features a footprint between maximum and minimum, so 
it uses some setbacks and has likely less than maximum 
allowable height. These buildings will combine the advantages 
and disadvantages of the tall and flat examples and are the 
result of the exploration of formal opportunities provided by a 
given FSR. 
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MINIMISED FOOTPRINT, 
MAXIMISED HEIGHT

maximum height 
allowable for this 
lot

site boundary
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site boundary

maximum height 
allowable for this 
lot
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PLAN APPROACH

The preferred master plan proposal for Dee Why 
resulted from a detailed exploration and testing of 
3 preliminary options. These have several common 
features which are treated differently in each option to 
create differentiations and offer alternative solutions to 
the same identified issue.

THE 3 iNiTiAL OPTiONS

The ultimate master plan proposal for Dee Why will 
develop and take shape following a detailed exploration 
and testing of preliminary options. These will have 
several common features which will be treated differently 
in each option to create differentiations and offer 
alternative solutions to the same identified issue. 

The overall intent and principles have been articulated 
below and are as follows:

 ∕ The master plan will consolidate the centre in to a 
unified and identifiable place with a defined core and 
consistent surroundings.

 ∕ The master plan will integrate the centre with its natural 
assets, reinforcing its coastal location characteristics.

 ∕ The centre will enjoy a variety of movement networks 
allowing good quality and safe accessibility to all 
areas at all times.

 ∕ The centre will provide services, features and places 
that are reflective of its community values and 
aspirations and create civic pride and creativity.

 ∕ Open spaces will be of easy access and of great 
quality, their location will connect the centre core with 
its most significant landscape features.

 ∕ High quality, integrated built form will accommodate all 
functions and population for the centre in alignment 
with the regional and metropolitan vision for the city.

 ∕ Streets and parks will create an attractive, vibrant and 
safe place, accessible at all times by people with all 
level of abilities, enjoying all the centre has to offer.

 ∕ The integration of visionary planning controls and best 
practice public realm design and delivery will create 
the demand for investment in a place with unique 
opportunities

The key area interventions for the master plan are:

the existing civic precinct
This precinct is seen as a key site as it embodies most 
civic functions and its evolution will inspire and motivate 
future development in the centre.

This site has high significance and value in the evolution 
of Dee Why centre, it features most of the heritage listed 
buildings in the study area including the existing Library 
and also the Former Salvation Army’s Pacific Lodge. 

Located over a hill with highly iconic buildings, land form 
features and substantial vegetation this precinct requires 
seamless integration with the existing surrounding retail, 
commercial and residential precincts to consolidate a 
strong central core.

wsud
The master plan aims to deploy fully integrated water 
sensitive urban design treatments with functioning 
drainage systems as a chief defining character feature 
of the town centre. The experience of a seamless 
natural connection between the hills and the foreshore 
including the lagoon system will be both interpreted and  
reinforced by legible WSUD interventions.  

site B 
All options recognise the past work undertaken over 
this site and will be incorporated as is and per the DA 
approved proposal.

site A
This key site has great potential for complementary 
mixed uses and also provides the opportunity to create 
a book end with the Civic Precinct west of Pittwater Rd. 

Located strategically on the perceived intersection 
between the residential, commercial and civic areas; 
this site acts as a node along the existing pedestrian 
links over the drainage system and proposed WSUD 
and Open Space networks. It connects key existing and 
proposed elements of the future preferred Master plan.

pedestrian bridge
Given its relative geographic location, and elevation, the 
Civic Precinct is perceived as slightly disengaged from 
the commercial centre core, where most activities take 
place. 

Following previous studies that investigate the idea of an 
over-pass connecting the Civic Precinct with the centre 
across Pittwater Rd, a study of 3 options explored the 
idea’s potential. 

The bridge intends to facilitate movement of all users 
across the various precincts with minimal negotiation of 
level changes and also create a strong landmark / iconic 
feature that signifies connection and access between 
the community and its civic services. 

triangular block
This block is located in a visually prominent position 
as one approaches the centre heading north along 
Pittwater Road. It was chosen with Council concurrence 
given its potential as a landmark block, its relative 
vicinity to the existing civic precinct, and the potential to 
materialise or encourage pedestrian connections within 
the site linking the Civic Centre and Redman Plaza / 
pocket Park and onward through to the Mooramba Car 
Park site.

This site is also a ‘case study’ for built form control 
explorations given that it provides insight into other 
orientations for similar lot size amalgamation within the 
master plan study area.  

gateways
Achieving a strong sense of arrival and departure are 
critical oitcomes for successful Town Centre place-
making. Currently Dee Why Town Centre requires a 
stronger identity to be recognised and become more 
attractive, unique and memorable. 

Legible gateways are defining thresholds to the centre.

Currently those gateway areas located along Pittwater 
Rd as identified in the context chapter lack the required 
presence and quality to fulfil this role. 

The master plan options explore opportunities to 
develop effective treatments to these gateways 
reinforcing character and sense of place for the centre.
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summary
This section provides a summary of the outcomes and 
findings as explored during the Working Party meetings 
which were facilitated by Elton Consulting. 

The detailed outcomes and recommendations of the 
working party process are as summarised in detail by 
the independant facilitator Elton Consulting within the 
Appendices.

civic centre site
 ∕ The Council Civic Centre site is a local asset, valued 

for its buildings, trees and green space. Development 
on this site should respect and retain trees & rock 
formations

 ∕ The precinct is a place of respite from Pittwater Road

 ∕ The building fronting on Pittwater Road should be 
less than three storeys. There is a preference for this 
building to be oriented along the northern part of 
Pittwater Rd boundary and linked into Council’s civic 
centre

 ∕ Buildings should be light and transparent in order to 
be sensitive to the trees and the landscape

 ∕ Library & Council buildings need to be made 
accessible

 ∕ Potential amenity conflicts of police relocation to 
Building A would need to be to be addressed 

 ∕ Building A to have large plaza fronting onto park 

 ∕ Parking to be provided as part of proposed Building A 
on St David’s Avenue

 ∕ Potential for cultural uses on site e.g. amphitheatre

 ∕ Development should not be visually dominant on 
ridgeline

 ∕ Built form and open space design will need to resolve 
level issues on site

 ∕ Build a multilevel car park on current Kingsway 
location.
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triangle site 
 ∕ Strong support for combination of Option A & C of the 

Place plans for this location 

 ∕ Consideration should be given to increasing height of 
gateway building on Pittwater and Fisher Roads if it 
provides a set back and green link 

 ∕ Site could accommodate landmark building (height 
to be determined by ridgeline, visual and shadowing 
impacts)

 ∕ Ensure vibrant character in laneway with opportunities 
for cafes and interesting shops

 ∕ Prioritise pedestrians in this laneway 

 ∕ Consider levels and access issues at the St David’s 
end of laneway

 ∕ Create a green link across to Redman Road

 ∕ Improve pedestrian crossing at Pittwater Road and 
Oaks Avenue

 ∕ Keep the small park on Council owned site at St 
David’s Avenue

 ∕ Pittwater Road Buildings: Permit staggering of building 
heights, ensure rear vehicle entry, address blind walls 
at end of lots and provide awnings >2.5m deep
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block between Howard Av. 
and Dee Why Parade:
 ∕ Investigate to possibility of Walter Gors Park to be 

extended to a full width providing the centre with a 
strong  green space focus

 ∕ If redevelopment was to occur on this block at some 
stage the new built form should encourage north 
south connections along the park’s edge and the 
proposed new lane besides the church.

 ∕ Build up on the existing drainage infrastructure to 
integrate water as part of the landscape features of 
the centre, enhance green connections and where 
possible apply WSUD treatments

Block between Oaks Av. and 
Pacific Parade:
 ∕ Should redevelopment take place along Pittwatter 

Rd., Oaks Av. and Pacific Parade, encourage 
amalgamation of lots in order to provide a built form 
that liberates the ground plane to provide a better 
public domain outcomes. These could include 
piazzas, mid block connections or rear lanes to 
enhance permeability and provide activation at 
different hours of the day and night.

 ∕ Investigate strategic locations for the provision of key 
urban fabric connections, for pedestrians, cyclists 
and vehicles, build up when possible on existing 
open spaces, infrastructure access and the like.
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1 human scale
The vision should be to create a human scale town 
centre embedded in a distinctive network of public 
space and a high level of amenity.

2 infrastructure 
Supporting infrastructure needs to be delivered 
simultaneously with development. Growth of the Dee 
Why Town Centre should remain at the level envisaged 
by the present LEP until infrastructure is improved – 
particularly public transport and traffic flows on Pittwater 
Rd. 

3 mosaic of zones
While the aim is to create an integrated Town Centre, 
it is also important to encourage a mosaic of zones or 
precincts that have their own distinctive character

4 community & culture
Dee Why Town Centre should have a community & 
cultural focus. It must celebrate the spirit of Dee Why 
with public art and highlight the area’s multicultural 
community.

5 town centre
Revitalisation and activation of town centre is an urgent 
priority. There is a need for temporary interventions 
such as art installations, ephemeral landscaping and 
programs such as markets while waiting for longer term 
redevelopment to be delivered.  This is an opportunity to 
display the creativity of the Dee Why community and to 
send a signal that the town centre is changing. 

6 employment
Planning should promote and support a wide range of 
uses to provide employment and revive retail activity 
particularly small/independent businesses that could 
differentiate the Dee Why Town Centre from other 
retail precincts within the region. Other employment 
generators to be considered include health and tertiary 
education institutions (public and private).

WORkiNg gROuP PROCESS - MASTER PLAN RECOMMENDATiONS

7 access
Reliance on private car access to Dee Why Town 
Centre needs to be reduced. If the town centre is to 
be truly accessible, public transport and infrastructure 
that responds to the needs of pedestrians, cyclists 
and persons using mobility scooters will all need to be 
improved. 

8 pedestrian focus
Dee Why Town Centre should be pedestrian-oriented 
and active at street level. This could be achieved 
through:

Strengthening connections to adjacent natural 
resources:  Town Centre to Beach/Strand, Stony Range 
to Lagoon via Town Centre and Community Hub to Civic 
Site’s knoll

Creating a secondary pedestrian and cycle network 
– parallel and perpendicular to Pittwater Rd using 
laneways and side streets 

Keeping pedestrian activity at ground level for any future 
crossing of Pittwater Rd.

9 traffic calming
Vehicular traffic should be managed and calmed. This 
could be achieved through:

 ∕ Council advocating to RMS to reduce speed limit on 
Pittwater Rd to 50 kph and introducing a scramble 
crossing at Pittwater/Howard Ave to improve access 
to the civic precinct and the north bound bus stop

 ∕ East west streets, should be 40 kph 

 ∕ The new lane adjacent to the church should be a 
shared zone with a 10kph limit

 ∕ The changes proposed to create a one way flow 
should be reversible to preserve flexibility within the 
town centre traffic system into the long term.

10 car parking
Multi deck public car parking should be strategically 
located around the Dee Why Town Centre periphery 
within a 400m radius walking threshold and connected 
with a reliable and efficient mini-bus loop.

11 development
Compromise may be needed to encourage 
development but not at expense of Dee Why Town 
Centre’s character & amenity. On some larger 
amalgamated sites or gateway locations there may be 
opportunities for trade-off between height and open 
space / community benefits.  It is important that any 
community benefits arising from such a trade-off should 
be tied directly to the overall improvement of the town 
centre. The working party recommends:

 ∕ 7 storey built form with 2-3 storey podiums

 ∕ 9 storey maximum on selected locations where the 
development contributes positively to the Town 
Centre as a whole.

 ∕ Key considerations in determining appropriate 
heights are overshadowing, solar access to southern 
footpaths of east west streets, visual impacts from 
beach and impacts on the ridgeline

 ∕ Benefits should be material and deliver something 
on the ground for the good of the community. 
Architectural merit is encouraged but is not sufficient 
for claiming a community benefit. 

12 Water Sensitive Urban 
Design
Adopt Water Sensitive Urban Design approaches as 
discussed by Place Design Group. This feature of the 
town centre should be interpreted with public art and 
landscaping to celebrate water. Where engineered 
solutions are required there should be opportunities 
to involve urban and landscape designers early on 
in addressing water treatment and water movement 
infrastructure. 
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civic site
Option preserving landscape and heritage qualities of site

wsud
Fully integrated water sensitive urban design principles with 
functioning drainage systems as defining character feature of 
town centre

Site B
As per DA approved proposal 

Site A
Mixed use development Council owned site

.

pedestrian bridge
Explore the feasibility of the idea of connecting the existing civic 
precinct with neighboring functions such as the new residential 
projects proposed on site or across St. Davids Av. and the 
proposed commercial, retail and residential development accross 
Pittwater Rd.

triangular block
Case study site amalgamation area. 

gateways
Enhanced entry sequence experience for vehicular and 
pedestrian movement integrating elements of art, signage, 
lighting and planting.
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civic site wsud

Site B

Site A

pedestrian bridge

triangular block

gateways

The redevelopment of this block intends to achieve 
Council’s Vision for a community hub on the Civic 
Precinct. As a primary driver towards a successful Town 
Centre in Dee Why the Civic Centre precinct is proposed 
to act as a ‘one-stop shop’ for a diverse range of 
community facilities and services related to health, eary 
childhood, police services/shop front, performing arts 
and entertainment, cuisine and retail.

The Civic Precinct should create opportunities for 
individual building sites that are interconnected via Civic 
Drive with new pedestrian pathways and civic plazas, 
located between buildings. 

A key focus for this site will be the development of a 
civic plaza on the corner of Pittwater Road and St David 
Avenue that will provide opportunities for high quality 
landscape treatments, outdoor dining, shaded seating 
and water sensitive urban design features. Combined 
with articulated and landmark building elevations and 
facades, it’s highly visible location will also create a 
gateway identity and identifiable public space at this key 
junction. 

The Civic site may also incorporate a pedestrian 
footbridge and lift that will provide level access from the 
western end of St David’s Avenue to the Pittwater Road 
intersection and civic plaza.

Internally within the site, existing mature trees will be 
retained where possible, maintaining the open space 
amenity for existing council uses.  Basement parking is 
intended for all buildings in this precinct.

Opportunities exist to introduce sculptural elements 
to be developed in conjunction with artists as part of 
an overall art strategy for the town centre to reinforce 
character and identity through material and form and 
provide a sense of arrival and exit to/from the town 
centre. 

Such art strategies have potential to include green walls 
and similar interpretive structures to compliment the 
improved urban fabric of the Town Centre.

A consistent street tree planting strategy would be 
implemented including roadside planting at the northern 
gateway, and median treatments would be upgraded 
where practicable  to complement streetscape 
revitalisation.

Investigate the feasibility of an accessible bridge link 
between the Fisher Road Salvation Army site and the 
proposed built form in the civic site would provide 
lift access to the ground plane. Upgraded ground 
plane access would also be provided. Additionally 
this link could connect across Pittwater Rd. to future 
development, which would be subject to future studies.

This site is a case study for amalgamation of similar 
sized blocks within the Dee Why Town Centre study 
area. This development option will provide the highest 
intensity of residential use proposed for this site, 
reinforcing the scale, mass and height of the proposed 
development further north on Pittwater Road. 

Its prominent intersection location and an appropriate 
building height will provide the opportunity for a 
landmark gateway development, reinforcing arrival to the 
Dee Why strip. 

This development will be as per the DA approved 
proposal with public realm and detailed design to be 
developed further to relate to the overall Town Centre 
character and complement water sensitive urban design 
strategies.

The preferred scenario would take a holistic view of the 
Dee Why Town Centre water management, considering 
the wider catchment and hydrological systems. Surface 
flows for all rain events would be captured and treated 
with opportunities for re-use. Flood mitigation would be 
addressed as part of a catchment wide strategy.

WSUD applications would include:

 ∕ Grassed or landscaped swales

 ∕ Infiltration trenches and bio retention systems

 ∕ Wetlands

 ∕ Rainwater tanks – stormwater harvesting & reuse

 ∕ Greywater harvesting & reuse

 ∕ Rain gardens, rooftop greening, urban forests

 ∕ Porous pavements

Natural systems would be interpreted throughout the 
town centre for awareness of modification, contribution 
to sustainability and water quality. 

Water as an element integral to the identity of Dee Why 
would be expressed in features, sculptures and for play 
elements.

NOTE: This WSUD treatment will be investigated and 
subsequently developed in consultation with Council 
and in accordance with outcomes of specialist studies 
currently being undertaken

High quality landscape and streetscape improvements 
are proposed at ground level, creating a continuity of 
small interconnected public spaces, extending across 
from the Redman Road and Pittwater intersection 
that will also interface with proposed ground level 
retail tenancies. As well as providing identifiable and 
high quality building entries and improved pedestrian 
movement and comfort, these areas may also allow the 
opportunity for water sensitive urban design measures. 

Behind this, residential buildings will frame Fisher Road, 
creating a strong urban edge through continuity in 
height and building setbacks. Residential apartments 
will be proposed with upper level balconies that 
address the street and provide surveillance to the 
internal laneway area. With appropriate CPTED (Crime 
Prevention Through Environmental Design) elements, 
this laneway is intended to provide improved pedestrian 
movement through a safe and high quality public space 
that connects to the northern civic site.

Interfacing with Site B development, Site A is a council 
owned site and will comprise mixed use development. 
The ground level could accommodate opening the 
existing park along Howard Avenue and creating a mid 
block link to retail and commercial to the north. 

Landscape improvements to both streetscapes and the 
central drainage corridor will be aimed to create high 
quality public spaces that the adjacent building will open 
onto and overlook. This central green spine connection 
will be reinforced by the potential to connect with Walter 
Gors Park along Howard Avenue, creating an identifiable 
and high quality public parkland node that provides 
relief and open space amenity to the proposed scale 
and intensity of development proposed along Pittwater 
Road.
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LEgEND

01	 Pittwater	Road	North
	 Entry	Sequence	streetscape	and	arrival		 	
	 treatment

02	 Building	A
	 Council	owned	building	

03	 Building	B
	 Council	owned	building			

04	 Building	C
	 Council	owned	building	

05	 Landscape	Conservation	Area

06	 Building	E
	 PCYC	Sports	facilities	with	carpark	

07	 Building	F
	 Case	study	amalgamation	area		

08		 Building	G
	 Case	study	amalgamation	area			

09	 Building	H
	 Case	study	amalgamation	area		

10	 Building	I	
	 Case	study	amalgamation	area		

11	 Building	J
	 Council	owned	carpark	

12	 Warringah	Council	Building	/	Civic	Centre	
	 Existing	Civic	Centre	conserved	with	associated		
	 public	realm	development

13	 Dee	Why	Library	Building
	 Heritage	building	conserved	with	future	proposed	use		
	 for	discussion

14	 Civic	Plaza	
	 Multi	level	plaza	with	water	features	with	accessible		
	 pathways	/	ramps	to	Library	and	Council

15	 Drainage	Channel	
	 Proposed	boardwalk	over	current	open	channel		
	 creates	pedestrian	link	to	/	from	Lagoon	walk/		
	 storm	water	easement

16	 Stormwater	Easement
	 Pedestrian	linkage	with	exposed	low	flow	water		
	 filtration	function	diverted	from	main	drainage			
	 channel.	Opportunities	for	WSUD	interventions,		
	 interpretation	/	contact	and		storage	of	treated	water.		
	 Seamless	edge	to	Walter	Gors	Park

17	 Pittwater	Road
	 Streetscape	refurbishment	work	as	per	streetscape		
	 sections

18	 Walter	Gors	Park
	 Expanded	park	with	facilities	for	all	ages.	Proposed		
	 onsite	detention/	WSUD.	Removal	of	existing	Council		
	 cottages	

19	 St	David	Ave	Pocket	Park
	 Redesigned	to	compliment	adjacent	development

20	 Proposed	Multi	Unit	Residential
	 As	per	current	DA

21	 Site	A
	 Existing	residential	buildings.		

22	 Site	A
	 Council	owned	site	

23	 Triangular	Block	Laneway	
	 Pedestrian	access	throughout	the	block		 	
	 explored	within	case	study	amalgamation	area.	

24	 Town	Centre	Crossing
	 Upgraded	pedestrian	amenity	and	stronger	visual		
	 linkage	to	Civic	site

25	 Dee	Why	Town	Square
	 Based	on	DA	approved	proposal	with		 	
	 varying	program	for	the	public	realm	

26	 Howard	Ave
	 Streetscape	refurbishment	as	primary	boulevard		
	 linking	Dee	Why	beach,	Town	Square	and	Civic	Plaza
	

27	 Triangle	Park	North
	 Riparian	park	typology	corridor	development	with		
	 enhanced	pedestrian	connectivity	and	user	amenity

28	 Howard	Street	East
	 Upgraded	pedestrian	walkway	experience	to	the		
	 beach	with	new	bus	/	cycle	lane.	Tree	planting	to		
	 ensure	strong	physical	/	visual	link	to	the	beach		
	 retained

29	 Site	B	
	 Based	on	DA	approved	Multiplex	proposal		
	
30	 Triangle	Park	South	
	 Pedestrian	plaza	to	support	adjacent	uses,	enhance		
	 pedestrian	connectivity	and	reinforce	local		 	
	 character	

31	 Church	Lane
	 North-South	one	way	traffic	flow	with	shared	cycle		
	 and	pedestrian	access

32	 Fisher	Road	Corner	Block
	 Case	study	amalgamated	block.
	 Pocket	park	with	character	and	identity	defining		
	 works	as	Town	Centre	nodal	point.	Physical	linkage		
	 across	Fisher	Road	to	Redman	Rd	pocket	plaza	to		
	 west

33	 Redman	Pocket	Plaza
	 Upgraded	plaza	space	utilising	existing	mature	tree		
	 planting	with	integrated	WSUD	functions	and	features

34	 Mooramba	Pocket	Park
	 Upgraded	park	space	with	integrated	WSUD	functions		
	 and	features.

35	 Oaks	Ave	Streetscape
	 Significant	streetscape	refurbishment	to	embrace															
	 ‘alfresco’	dining	with	widened	footpaths	and	WSUD		
	 integration

36	 Woolworths	Lane
	 Proposed	shared	lane	through	site	access	with	retail		
	 and	restaurant	activation.
	
37		 Pacific	Parade	Streetscape
	 Significant	streetscape	refurbishment	to	embrace															
	 ‘alfresco’	dining	with	widened	footpaths	and	WSUD		
	 integration

38	 Fisher	Road	Streetscape
	 Streetscape	refurbishment	
	

39	 Pittwater	Road	South
	 Entry	Sequence	with	street	tree	and	median	treatment

40	 Stoney	Range	Regional	Botanical	Garden

41	 Triangular	Block
	 Test	case	study	for	amalgamation	of	similar	sized		
	 blocks	within	the	Dee	Why	Town	Centre
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iNDiCATivE SkETCH: CiviC PLAzA fROM CiviC DRivE
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iNDiCATivE SkETCH: OAkS AvENuE STREETSCAPE
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iNDiCATivE SkETCH: HOWARD AvENuE STREETSCAPE
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iNDiCATivE SkETCH: fiSHER ROAD LANEWAY
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iNDiCATivE SkETCH: REDMAN ROAD PLAzA
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iNDiCATivE SkETCH: SOuTHERN ENTRY STATEMENT
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“CiTY bY THE SEA ”

Part of developing a place that people want to live, 
work and shop, is establishing a desirable character 
and identity that people relate to and enjoy. The City 
by the Sea concept is a response to the area’s coastal 
heritage and proximity to the beach and lagoon, which 
is noticeably absent from the town centre at present.

Realignment of Dee Why’s character and identity to a 
place that has embraced its coastal location positions 
Dee Why as a major centre that boasts a beachside 
lifestyle with all the conveniences of a city. These unique 
attributes are to be emphasised.

Promotion of this concept coinciding with the physical 
development of Dee Why aims to reinforce the state 
of change and evolution that the town centre is going 
through. 

The town square and associated urban space upgrades 
will provide Dee Why with a point of difference. 
Basing the town around a public space offers amenity 
unavailable at Brookvale or Warringah Mall. Landscape 
and urban design will emphasise these small scale and 
fine grain attributes.

“MEET DEE WHY”

“Meet Dee Why” is proposed as an introduction for 
locals and visitors alike. It is about getting to know and 
understand Dee Why on another level, facilitating new 
associations and cognitive landmarks to reinforce the 
morphosis that the area is undergoing while inviting 
people to experience the change.

The aim is to put the real Dee Why on display. Peel back 
the layers and reveal the rich natural and cultural history 
of Dee Why which has been overlooked during the rapid 
development of the last 50 years. Exposing these layers 
will create new connections to place and community.

While ‘Meet Dee Why’ refers to the physical changes 
of the place, it also emphasises the importance of the 
Dee Why community and their cultural heritage to the 
renewal of the Town Centre. Community is an important 
driver in the generation of Dee Why’s ‘Cultural Capital’, 
an element which will offer individuality and sense of 
place. 

Landscape and urban design will accentuate all the 
strengths of the location and the site. Materials and 
planting will respond to place while interpretative 
elements add historical and cultural value to people’s 
perceptions of Dee Why. 

DEE WHY 
LANDSCAPE 

& PubLiC 
DOMAiN 

PLAN

“ART FOR 
ARTS SAKE”

“CITY BY 
THE SEA”

“MEET 
DEE WHY”

“LIVING 
STREETS”

“RESTORING THE 
BALANCE”

Both visitors and residents are rewarded for exploring 
the Town Centre. Many scales and levels of detail 
enhance the experience and promote multiple visits. 
New discoveries and ephemeral landscapes will make 
Dee Why a place people want to return to. 

Programmatic diversity is to be inclusive and a key 
feature in the appeal and adaptability of the town centre 
to attract a diverse range of users. 

Considerations therefore have included:

/ health and exercise  / play 

/ nature    / food

/ energy    / ecology

/ education   / work

/ shopping   / research

There is a need for landscape to take a primary role in 
driving character to re-define the Dee Why town centre’s 
future identity. 

To guide design and development in a direction that 
assists in creating a more attractive and cohesive Dee 
Why, a number of strategies have been developed which 
provide a guiding structure. These headings should be 
the pillars supporting the place identity. 

There is a strong vision for the landscape component, 
that is inspiring and exciting, but most importantly, is 
achievable in short to medium term. It must feature 
innovative, beautiful, yet constructible propositions that 
meet sustainability goals and initiatives and engage with 
the local community.

The landscape and public domain strategies outlined 
here should give the place room to change, and 
accommodate transformation from what it is to what it 
wants to be. 

Master plan Diagram:

.
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“LiviNg STREETS”

Living Streets are people places. They provide a social 
function in addition to ecological benefits. They provide 
safety in addition to aesthetics. They provide habitat 
in addition to microclimate. They are accessible and 
attractive for users of all ages and abilities.

The streets of Dee Why currently function as vehicle 
only corridors. The master plan intends to reclaim these 
streets on behalf of the local community and return them 
to public space, part of the open space matrix, part of a 
sustainable future for Dee Why.

 
Streets are to be places of encounter, revolving 
around activation and use. Spaces are designed to 
facilitate and encourage everyday interactions between 
acquaintances and strangers alike. There is a focus on 
designing first for life...then for the space.

“RESTORiNg THE bALANCE”

Landscape initiatives seek to restore the community’s 
environmental, social and economic fabric. 

They will work with natural and engineered systems, 
social practises, community values and stakeholder 
interests to restore the balance between dichotomies 
such as:

 ∕ urban vs coastal 

 ∕ native vs exotic flora and fauna

 ∕ hard vs soft surface treatments

 ∕ car vs pedestrian priority

 ∕ natural vs engineered systems and processes

 ∕ commerce vs community 

 ∕ public vs private ownership and use

 ∕ character vs lack of character

 ∕ history vs progress

Finding the right mix of these elements will broaden 
Dee Why’s appeal and make inroads to reaching future 
sustainability goals. 

“ART fOR ARTS SAkE”

Artists will be able to work with local artisans to sculpt 
and shape installations which will help consolidate the 
master plan’s key components of; water, landscape, 
culture, health and well being for environment and 
community. The amenity of the development will be 
greatly enhanced by the careful integration of unique 
contemporary art works that respond to the sites natural 
qualities and histories.

Public art will assist in creating a place that rewards 
exploration while engaging the community, telling stories 
and fostering pride of place. 
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TOWN CENTRE SOuTH

joins bottom of page opposite
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kEY CONCEPTS DiAgRAM
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WSuD

WSUD

Sites of significance for water sensitive design are distributed throughout the town centre. Features at these 
sites will take various forms depending on their application and setting. They will have interpretive and 
educational value and will contribute to the character and aesthetics of the town centre. 

Streets are also an integral part of the system with rain gardens capturing overland flow and linking to other 
infrastructure. 

zONES

zONES

While separating the town into precincts is undesirable, patterns of use and experience start to loosely define 
zones of organisation. The ‘Green Spine’ threads through the site emphasising existing water flow paths 
and connections to Dee Why Lagoon. The ‘Social Heart’ is the centre of the town centre where the majority 
of retailers, restaurants and public spaces are located. This becomes part of a linkage between the Civic 
Centre to encourage circulation throughout the town centre.
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MOVEMENT

Access and circulation issues have been addressed with vast improvements for pedestrians and cyclists via 
through block links and walkways / trails. Separated cycleways are proposed for Howard Ave and Oaks Ave 
providing a strong connection to the beach and linkages to the Warringah Bicycle Route Network.

A beach loop service is proposed to connect the town centre with the beachfront.

ART & LIGHTING

An integrated public art strategy is proposed with several key sites identified for inclusion. Art works will 
contribute to character, assist in interpretation of environment and processes and engage with the local 
community. 

It is anticipated that lighting is a major component of this strategy with residual benefits for night time 
activation and safety, especially for arcades / laneways and sections of Pittwater Road.

MOvEMENT ART & LigHTiNg
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The changes shown in the proposed streetscape 
sections reflect the Traffic Management Option 
2A-2 prepared by GTA Consultants in September 
2007 (Refer to plan this page).

Street typology amendments are proposed to 
assist in legibility, amenity and safety. These 
changes in hierarchy will allow for improved 
pedestrian and vehicular circulation with less 
conflicts due to a more established priority 
system. 

These streetscape principles advocate a human-
scaled urbanism, where the act of walking 
represents the basic unit of design. Instead of 
having a street just provide a transportation 
service, they look to manage infrastructure in 
a way that enhances commercial, retail, light 
industry and restaurant opportunities and utliise 
the public realm for all users, not just motorists.

It is anticipated that these changes are common 
through all Master Plan options.
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kEY PLAN

Pittwater Road will receive various upgrade treatments 
along its length, from Stony Range Reserve in the south 
to the Dee Why RSL in the north. These treatments will 
be coordinated with the public art and lighting strategy 
and will complement the character and feel of the rest of 
the Town Centre. They aim to offer a unique experience 
for motorists and pedestrians. General interventions 
considered are:

 ∕ Pedestrian crossing points - emphasised through 
material changes and lighting  

 ∕ Road surface upgrade to a uniform finish

 ∕ Median upgrades

 ∕ Median and roadside planting

PiTTWATER ROAD

SECTiON A - PiTTWATER ROAD 1

SECTiON b - PiTTWATER ROAD 2

Above: Campbell Parade, Bondi - Well considered median 
planting reduces the scale of a wide road and directs 
pedestrians to defined crossing points

10m
3 lanes traffic incl. bus/cycle lane

10m
3 lanes traffic incl. bus/cycle lane

12.5m
3 lanes traffic incl. bus/cycle+bus bay

10m
3 lanes traffic incl. bus/cycle lane 

1.5m

1.5m

3.6m
footpath

3.6m
footpath

4m+
footpath+verge

3.6m
footpath

Section A through Pittwater Road north of Dee Why 
Parade (Pittwater Road 1) will remain largely unchanged 
with the only enhancements being a redirective median 
kerb, median planting, central feature fencing, custom 
lighting poles and large character plantings to verges.

At Pittwater Road - Section B, opposite the Civic Centre,  
provision for an extra bus bay has been included on the 
north bound lane with associated bus terminal facilities 
included along the footpath.

Other features include: raised barrier median, low 
shrub planting, median tree plantings, central feature 
fencing, custom light poles, feature lighting strategy and 
improved definition of pedestrian crossings through 
grading, surface finishes and lighting.

iNDiCATivE STREETSCAPE SECTiONS
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PiTTWATER ROAD

SECTiON C - PiTTWATER ROAD 3

SECTiON D - PiTTWATER ROAD 4

kEY PLAN

kEY PLAN

STREETSCAPES

Below: Barrier type median with planting and fencing to 
direct pedestrian movement

The median treatment at Section C, to be established 
where an extra right hand turn lane for north bound 
traffic has been included, utilises a redirective kerb to 
enable low ground cover planting and the consideration 
of feature poles and banner signage.

Pedestrians are separated from moving traffic by feature 
fencing to the kerb edge and within the median.

Features include: raised barrier median, central median 
feature fencing, kerb edge feature fencing, low shrub 
planting, custom street lighting poles, banners, and 
defined pedestrian crossings

The Pittwater Road streetscape at Section D will utilise 
the extra width to improve amenity by planting the 
median with a mix of shrubs and grasses below native 
palm plantings, such as Livistonia australis (Cabbage 
Tree Palm) or other plantings considered appropriate to 
the location.

Features include: raised barrier median, low shrub 
planting, character tree plantings, central feature 
fencing, kerb edge seating / planting barriers, banner 
poles, custom light poles, feature lighting strategy and 
improved definition of pedestrian crossings.

12.5m
3 lanes traffic incl. bus/cycle+1 lane turning

10m
3 lanes traffic incl. bus/cycle lane

10m
3 lanes traffic incl. bus/cycle lane 

10m
3 lanes traffic incl. bus/cycle lane 

1m

2.75m

3.6m
footpath

3.6m
footpath

4m
footpath

4m
footpath

iNDiCATivE STREETSCAPE SECTiONS
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TOWN CENTRE STREETS

SECTiON E - DEE WHY PARADE

SECTiON f - HOWARD AvENuE kEY PLAN

kEY PLAN

Above: Streetscape with a median segregating the 
cycleway from traffic. 

HOWARD AVENUE 

Adhering to the proposed traffic plan, Howard Avenue 
will become one way with traffic heading west. 

2 lanes of traffic are provided with limited parallel 
parking to both street edges. This parking would be 
interspersed with WSUD rain gardens and associated 
tree planting.

A separated 2 way cycleway would run adjacent to the 
northern footpath. It is expected that this conduit would 
continue all the way to the beach, beyond the study 
area.

Narrower traffic lanes improve pedestrian safety with 
well defined, at grade crossing points.

Other features of the streetscape include:

 ∕ New custom Dee Why street light poles 

 ∕ Continuous awnings

 ∕  Sections of custom barrier seating to footpath edge

DEE WHy PARADE 

Dee Why Parade will respond to traffic planning by 
catering for two-way traffic. It is anticipated that vehicular 
movements to / from the beach will increase along this 
street due to the one way system proposed for Howard / 
Oaks Avenues.

WSUD rain garden functions are to be added to both 
street edges with filtration planting and native street 
trees. Parallel parking is provided in between rain 
gardens and driveways. 

Existing street tree planting is to be retained with buffer 
planting within lots to be encouraged.  

3.75m
traffic

6m
2 lane traffic

3.75m
traffic

2.5m 
wsud+ 
parking

2.5m 
wsud+ 
parking

2.5m 
wsud+ 
parking

2.5m 
wsud+ 
parking

footpath + 
verge

footpath + 
verge

2.5m
2 way 
cycle

private

4m 
footpath

4m    
footpath

Coles

iNDiCATivE STREETSCAPE SECTiONS
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Above: Rain garden narrows the street at a pedestrian 
crossing

Above: Segmented kerbs to street edge allows overflow 
drainage into rain gardens / biofiltration

OAKS AVENUE 

Following the proposed traffic plan, Oaks Avenue will 
become one way with traffic heading east. 

Generally 2 lanes of traffic are provided with parallel 
parking to the northern edge. This parking would be 
interspersed with WSUD rain gardens and associated 
tree planting.

The southern side of the road would provide a 2.5m, 
two-way cycle lane with a segmented, raised kerb 
separating traffic but allowing surface drainage through 
to rain gardens.

The north facing footpath would be widened and 
interspersed with areas of seating / dining, bicycle 
facilities, rain gardens and street trees.

Other features of the streetscape include:

 ∕ New street lighting with banners 

 ∕ Wider footpaths with continuous awnings

 ∕ Narrower traffic lanes for pedestrian safety 

 ∕ Increased setbacks as per planning controls

 ∕ Raised pedestrian crossings

PACIFIC PARADE

Pacific Parade will cater for two-way traffic with 
parallel parking to both sides. This parking would be 
interspersed with WSUD rain gardens and associated 
tree planting in addition to existing street trees.

Cycle traffic would be encouraged to use Oaks Ave 
or Howard Ave while pedestrians would be directed to 
defined crossing points.

Other features of the streetscape include:

 ∕ New street lighting

 ∕ Wider footpaths with continuous awnings

 ∕ Narrower traffic lanes for slower speeds and 
pedestrian safety 

 ∕ Raised pedestrian crossings

 ∕ Segmented kerbs

STREETSCAPES
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CHURCH LANE

Church Lane is a new north bound route adjacent to St 
Kevin’s Church. It would be 2 lanes one way and would 
include a shared path for two-way pedestrian and cycle 
use to the eastern edge.

The western edge of the lane, adjacent to the proposed 
built form, will provide further pedestrian circulation 
through a footpath and boardwalk that is raised above a 
WSUD swale with integrated tree planting. 

A section of the lane adjacent to the shared path will be 
set aside for Church pick up / drop off.

Other features of the streetscape include:

 ∕ New street lighting

 ∕ Permeable paving 

 ∕ Raised pedestrian crossings

FISHER ROAD

Fisher Road will cater for two-way traffic with limited 
parallel parking to both sides. This parking would be 
interspersed with WSUD rain gardens and associated 
tree plantings at regular intervals.

A raised median is to be introduced with character 
planting.

Cycle traffic would be encouraged to use St David Ave 
to link to Howard Ave. Pedestrian amenity would be 
enhanced through definition of crossings, materiality 
and planting.

Other features of the streetscape include:

 ∕ New street lighting

 ∕ Continuous awnings

 ∕ Raised pedestrian crossings

 ∕ Extra turning lanes at intersections
3.5m
traffic

2m 3.5m
traffic

2.5m 
wsud+ 
parking

2.5m 
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parking

3.5m    
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4m    
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2.5m 
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parking

3.5m    
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Above: Boardwalks provide access over a WSUD swale  

Above: Rouse Hill Town Centre street with median and 
WSUD tree pits
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