SUBJECT: Sustainability Issues – Submission prepared by the
Ingleside Precinct Sustainability Group
Meeting:

Ingleside Community Reference Group

Date:

STRATEGY:

Land Use & Development

ACTION:

Progress the Ingleside Precinct Planning Process with the State Government

4 March 2015

PURPOSE OF REPORT
To inform the Ingleside Community Reference Group (ICRG) of a submission received from
the Ingleside Precinct Sustainability Group (recently formed group).
Provide opportunity for discussion at the ICRG level about the matters raised in the
submission.
Provide content responding to the matters in the submission.
A verbal presentation will also be made to the ICRG meeting.
1.0

Background

1.1

At the Ingleside Community Reference Group (ICRG) meeting of 18 November 2014 a
Draft Structure Plan for Ingleside was presented. Also at this meeting, consultants
presented their findings to date. The members of this group were encouraged to attend the
community workshops to be held in late November/early December 2014.

1.2

Community consultation workshops were then held seeking the community’s feedback on
the Draft Structure Plan. At these workshops a presentation of the outcomes from the last
round of community workshops (held in March 2014) was provided.

1.3

On 19 December 2014, Council received a submission from the Ingleside Precinct
Sustainability Group questioning the approach to sustainability being adopted in the
planning and development of the Ingleside release. A copy of the submission is in
Attachment 1.

1.4

The majority of the members of the Ingleside Precinct Sustainability Group are already
members of the ICRG.

1.5

The response to the issues raised in the submission will be presented at the Ingleside
Community Reference Group meeting. This will ensure an open and transparent process
and provide an opportunity for engagement with this representative group. General
opportunities and constraints associated with sustainability will also be discussed.

2.0

Issues

2.1

The following report seeks to respond to the issues as they appear in the submission:
Preamble – General approach to sustainability,
Sustainable Development Standards,
Financial Viability,
‘Similar developments’ – Response to the examples provided.

3.0

Preamble - General approach to sustainability

3.1

‘Sustainability’ and key pillars of sustainability
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3.1.1 The project partners (the Department of Planning and Environment (DPE),
UrbanGrowth NSW and Pittwater Council) are committed to developing a
sustainable community in Ingleside.
3.1.2 Sustainability and sustainable development comprise of four pillars that must be
equally addressed:
environmental,
economic,
social, and
governance.
3.1.3 The precinct planning process is a planning investigation that deals with these
factors, all of which need to be considered in conjunction with the rest. All
consultants that have been engaged will conduct expert investigations into all facets
of sustainability and how the Ingleside precinct can become a sustainable
community.
3.1.4 To create a sustainable community an orderly planning process needs to be
conducted. This is to be in accordance with the objectives of the Environmental
Planning and Assessment Act 1979 (EP&A Act). Additionally other legislative
requirements must be considered and play a part in the sustainability of the land
release such as the Threatened Species Conservation Act 1995 (TSC Act) and the
Commonwealth’s Environment Protection and Biodiversity Conservation Act 1999
(PBC Act). The objectives of these Acts include the four pillars of sustainable
development. Accordingly from this high level perspective, the principles of
sustainability are embedded in the precinct planning process for Ingleside.
3.1.5 Assurance is provided that the absence of the term ‘sustainability’ and ‘sustainable
development’ in some communication does not mean these principles are not at the
forefront of precinct planning for Ingleside.
3.2

‘Best Practice’ standards in sustainability
3.2.1 The planning and development of a sustainable land release must ensure that the
objectives can be ‘implemented on the ground’.
3.2.2 There are clear challenges for the development of Ingleside, including implementing
a sustainable land release that is viable. These challenges include:
Land and ownership fragmentation. The Ingleside precinct has a myriad of
owners/developers. Accordingly it is difficult to find common interests and
goals. This differs from other Greenfield developments where a single
developer who has ‘sustainable’ credentials would enable greater sustainable
outcomes.
Land capability, topography and the surrounding environment. This will impact
on the provision and feasibly of infrastructure.
Financial feasibility of development. If the development equation is not
financially feasible, development can be stalled.
Limitations on the requirements Council can apply on developers that go
above existing legislation such as BASIX.
3.2.3 Nonetheless, the project partners with the consultant team will continue to
investigate best practice outcomes that could be incorporated into the planning and
development of the release area such as:
Biodiversity Certification (presentation on this process given at the ICRG of 8
October 2014);
Sustainability rating tools that deal with the whole land release precinct rather
than the individual buildings i.e. GreenStar Communities (presentation by
Green Building Council Australia at the ICRG meeting of 8 October 2014);
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Water Sensitive Urban Design/ water cycle strategies, including multifunctional
creekline corridors;
Active Transport Strategies;
Green infrastructure such as community gardens. This infrastructure must be
considered against land capability and lifecycle cost/financial impacts. Where
some green infrastructure is provided through alternate servicing provisions
outside of the normal arrangements, commercial arrangements between the
developer and the alternate service provider may be required.
Social strategies including key worker housing, NBN, and comprehensive
community engagement strategies;
3.2.4 The vision for a sustainable community in Ingleside has been at the forefront of
discussions and presentations to the community. This was demonstrated in previous
ICRG meetings and workshop activities identifying sustainable features that the
community wished to see contained within the development of Ingleside. It is
considered by the project partners that it is critical for the community to provide their
feedback on this issue so the sustainable outcomes of the precinct are collectively
defined.
3.2.5 The project partners are dedicated to continued engagement with the Ingleside
Community Reference Group and the wider community on the creation of a
sustainable community.
3.2.6 Further sustainability initiatives, such as sustainability advisory services and
community group management, will be investigated and implemented once the
development starts and a community forms.
3.3

“Living Building Challenge – Communities Tool”
3.3.1

The Living Building Challenge is a building certification program that measures the
sustainability of the built environment. It comprises of seven performance categories
including Place, Water, Energy, Health and Happiness, Materials and Equity and
Beauty. Under each of these categories there are “imperatives” that a project must
achieve.

3.3.2 Currently projects being certified under the Living Building Challenge scheme are
limited to being located in the United States of America and Canada.
3.3.3 This rating system is very similar to GreenStar Communities, with clear synergies
between the requirements of each. Given that the Living Building Challenge is not
currently certifying projects in Australia and the requirements are not as
comprehensive as GreenStar Communities, a rating under the Living Building
Scheme will not be pursued for Ingleside. GreenStar Communities is an
internationally recognised system that currently certifies projects in Australia and
rates all facets of sustainability in detail. Given this, investigations into the use of the
GreenStar Communities tool for Ingleside will continue.
4.0

Sustainable Development Standards

4.1.

Response to minimum criteria listed in submission
4.1.1

The option of localised sewerage treatment within Ingleside is being explored. The
Water Cycle Management and Infrastructure Delivery studies are investigating the
opportunities and constraints for water reuse options.

4.1.2

The reuse of greywater on the site through small waste water gardens requires
further investigation. This use may be limited by land capability such as soil depth
and profile. However other opportunities for the recycling of greywater are being
explored.
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4.1.3

Mains water demand is required to be reduced by 40% under BASIX. Rainwater
harvesting is one option that can be used to achieve this target under BASIX.
BASIX, as a State Environmental Planning Policy is the legislative requirement.
Requiring higher standards to be achieved relating to water, thermal comfort and
energy above BASIX is encouraged however, cannot be enforced if the proposal
meets the requirements of BASIX.

4.1.4

The Water Cycle Management Study, in assessing water balance, will consider the
downstream flow impacts on Warriewood Valley, Elanora Heights, Warriewood
Wetlands, Narrabeen Lagoon, as well as the environmental flows in Mullet and
McCarrs Creeks. A total Water Cycle Management Strategy is being developed for
implementation to ensure no additional flow impacts arise from development in
Ingleside.

4.1.5

The use of solar powered street lighting is being investigated. Part of the
investigations will include consultation with the energy provider. However initial
investigations have revealed concerns in regards to maintenance costs and life
cycle impacts of batteries, as well as capacity of the solar powered lights to meet
lighting codes. Notwithstanding this, further investigations will continue, including
the opportunity to implement solar panels to offset the energy consumed by street
lights.

4.1.6

The use of hot water systems powered by solar or photovoltaic systems will be
encouraged but cannot be mandated due to the requirements of BASIX having
precedence over local controls and policies.

4.1.7

Community gardens and related community programs will be included in the
Ingleside development.

4.1.8 The Traffic and Transport consultants are considering all modes of transport,
including public transport, walking and cycling.
4.2

Environmental Controls
4.2.1 The project team agrees possible impacts on flora and fauna is a critical
consideration for any land release within Ingleside.
4.2.2 A detailed flora and fauna assessment is being prepared, with the view that the
project will achieve Biodiversity Certification, administered by the NSW Department
of Environment and Heritage.
4.2.3 The development is also subject to approval under the federal Environmental
Protection and Biodiversity Conservation Act 1999.

4.3

Transport
4.3.1 Traffic and transport are critical issues for the development of a sustainable
community in Ingleside. The study not only investigates the potential impacts from
development but it is also required to provide solutions and mitigation measures to
negate impacts.
4.3.2 An active transport strategy is being prepared for Ingleside in consultation with
Transport NSW and Macquarie Connect. It will incorporate walking tracks and cycle
paths with connections to the current Pittwater Walks and Rides masterplan and
bush track networks and public transport.
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5.0

Financial Viability

5.1

The feasibility of a project is critical to delivery and infrastructure. Service providers (private
and public sectors) including utility agencies, Council and the NSW State Government e.g.
RMS, Department of Education, all have financial responsibilities in the process and require
the project to feasible.

5.2

The project partners have engaged SGS Economics to undertake a financial feasibility
assessment of the project incorporating the costings associated with delivering serviceable
land to the market. Until such time as the costings are defined, the feasibility question
remains.

5.3

The sector development approach is unlikely to be pursued in Ingleside as the land is
potentially being rezoned in stages (not sectors). The sector approach has resulted in ‘adhoc’ delivery of infrastructure and stalling of development in parts of Warriewood Valley.

5.4

As it is a free market economy, it cannot be required that ‘suitable developers’ may be the
only developers in Ingleside.

5.5

Financial viability is also a key criterion towards achieving a sustainable land release
development.

6.0

‘Similar Developments’ – Response to the Examples Provided

6.1

The submission provided four examples of sustainable communities that have been
achieved in a ‘whole of precinct’ development, namely:
Currumbin Ecovillage (Gold Coast City Council, QLD)
Narara Ecovillage (Gosford Council, NSW)
Mullum Creek (City of Manningham, VIC)
Googong (Queanbeyan City Council, NSW)

6.2

Currumbin Ecovillage
6.2.1 This development comprises of 147 blocks on 110 hectares.
6.2.2 As the development is in Queensland BASIX legislation is not applicable.
6.2.3 The whole of the precinct was originally owned and developed by Landmatters Pty
Ltd, who subdivided their property into individual lots, creating a community title.
Given the single developer, a strong sustainability vision could be incorporated into
the provision of infrastructure. The village has their own rigorous landscaping and
architectural code which new owners and builders of the individual lots are required
to achieve. This enabled the entire community to be developed to high sustainable
development standards.

6.3

Narara Ecovillage
6.3.1 This site comprises of 64 hectares, of which approximately 12 hectares is zoned for
residential development.
6.3.2 The land was purchased by a cooperative, Narara Ecovillage, with the vision of
developing a sustainable community. The stage one development application with
two clusters of dwellings was recently approved in August 2014. Construction has
not yet commenced. It is anticipated the cooperative will implement high
sustainability standards to which individual lots will need to adhere to.

6.4

Mullum Creek
6.4.1

This development comprises of 56 lots on 20 hectares, with development being
limited to 55 percent of the property.

6.4.2 The project has been developed by one family who originally owned the property.
The property was subdivided into smaller lots, with open spaces being handed back
to the local government.
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6.4.3 The development being in Victoria is not subject to BASIX requirements.
Development design guidelines have been produced to ensure all homes achieve
the sustainability vision of the sites original owner and developer. In addition all
designs have to be approved by the Mullum Creek Design Review Committee at
multiple stages.
6.5

Googong Development
6.5.1 The Googong Development is approximately 5,550 dwellings on 780 hectares.
6.5.2 The development is a joint venture between CIC Australia and Mirvac. A Voluntary
Planning Agreement (VPA) worth $292 million has been entered into with
Queanbeyan City Council. This VPA will see the upgrading of local roads, the
installation of a water and sewerage system, including recycled water infrastructure,
the building of community facilities such as sporting fields and a multipurpose centre
and ecological restoration works.
6.5.3 Given that the development is being undertaken by CIC and Mirvac, they have been
able to dictate the direction of the development, achieving a community with high
sustainability requirements. Sustainable initiatives devised and controlled by the
joint venture include design guidelines which must be achieved by the owner/builder
of the individual lots as well as the implementation of community wide sustainable
facilities such as the integrated water cycle system.

6.6

Grant funding provided to assist sustainable development
6.6.1 Two of the examples given in the submission have been provided with grants to help
lot owners/builders achieve the sustainable development requirements.
6.6.2 The Queanbeyan City Council provides a free Sustainable Building Advisory Board
which has been provided through a $100,000 grant obtained from the NSW
Environmental Trust.
6.6.3 Individual lots owners within Currumbin Ecovillage have been provided with
significant government grants to enable them to build sustainable homes.
6.6.4 Throughout the planning and development stages of Ingleside, grant funding for
sustainable development initiatives in Ingleside will be applied for.

6.7

Comparison of these examples to Ingleside
6.7.1 A common theme of the development examples provided is that there has been one
original owner/developer of the land who has then been able to drive their
sustainable agenda. Whilst often the individual houses have been built by varying
people, the development standards have been set by the original owner/developer.
In addition the communal infrastructure has been delivered by the original
owner/developer again including sustainable initiatives they wish to implement.
6.7.2 Where examples have demonstrated sustainable targets higher than legislation
being achieved, this has been the requirement of the owner/developer.
6.7.3 The extensive variance in land owners and property sizes of Ingleside, results in
different interests and outcomes being sought. This proves difficult to produce one
sustainable community with higher sustainability targets than that of the existing
legislation. Unless individual land owners in Ingleside require higher standards than
BASIX, this legislation will remain as the benchmark.
6.7.4 Notwithstanding the above, lessons learnt from these communities will be
investigated and where measures that were successful can be achieved, they will be
implemented.

7.0

Forward Path

7.1

The principles of sustainability have and continue to be at the forefront of the project
partner’s investigations. It is clearly embedded in the precinct planning process for the
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Ingleside Precinct and reinforced in the objectives of the EP&A Act, TSC Act and the EPBC
Act.
7.2

Whilst many of the sustainable development outcomes identified in the submission are
under investigation, there are other sustainable aspects that are being targeted for
Ingleside. Some initiatives form part of the “business as usual” approach by Pittwater
Council and others form part of the GreenStar Communities rating system.

7.3

Pittwater Council practice on sustainable development initiatives being included in Ingleside
are:
An affordable housing scheme requiring a percentage of housing to be set aside for
key workers;
Incorporating the principles of Crime Prevention Through Environmental Design
(CPTED) in the design and subdivision of the future community;
Identifying places of cultural and heritage significance for future protection and
potentially facilitating interpretation opportunities as a way of preserving and
enhancing the cultural fabric of the place;
Installation of a free Wi-Fi network in the new centre;
Reduction of the heat island effect by developing provisions in the Development
Control Plan e.g. site coverage controls restricting the amount of hard surface;
New Council facilities incorporating sustainable initiatives e.g. irrigation of open
spaces using non potable water; and
Waste recycling schemes, including recycling of hazardous materials and green
waste.

7.4

Other initiatives that are being investigated as part of the GreenStar Communities
certification include:
Sustainability education facilities including a sustainability trail. Additionally a
community user’s guide will be created to educate new owners on how to live
sustainably;
Preparation of a Climate Adaptation Plan and Community Resilience Plan for
Ingleside. This will ensure that the new community will be equipped to manage the
impacts of climate change;
A community development officer will be employed, whose tasks will include
organising community events and providing members of the community with
information about the community; and
Street lighting will be required to have less than 5% upwards light ratio, reducing
light pollution.

7.5

In considering the sustainable initiatives, lifecycle cost assessments must be undertaken.
The feasibility of a strategy including maintenance costs and the overall impact on all
aspects of sustainability must be considered. Items that fall short in these assessments or
pose risk to Council may not be included in the new community.

8.0

Recommendation

8.1

Information provided in this report is the response to the Ingleside Precinct Sustainability
Submission.

8.2

That sustainability remains on an item on the agenda for future meetings to ensure a
collaborative approach continues to produce a sustainable community in Ingleside.

Report prepared by
Anja Ralph, Planner - Land Release

Andrew Pigott
MANAGER, PLANNING & ASSESSMENT
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