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1. Executive Summary and Purpose of this Report

Think Planners Pty Ltd has been engaged by Old Diamond Projects Pty Ltd to
prepare and submit a Planning Proposal to The Hills Council (Council) in support of
an amendment to The Hills Local Environmental Plan 2012 (THLEP12). The
applicant owns the site to which this Planning Proposal relates. The Planning
Proposal has been prepared in collaboration with Design Cubicle Architects who
have analysed and tested various design options, built forms and urban design
scenarios for the site.

The Planning Proposal relates to two (2) allotments. The Planning Proposal
contains an explanation of the intended effect and justification for the amendment to
The Hills LEP2012.

This Planning Proposal specifically seeks:

To rezone Nos. 2 and 2A Fullers Road Glenhaven from E4 Environmental
Living to R2 Low Density Residential (with the exception of the existing SP2
land).

The intended outcome for the site is to permit Seniors Living, pursuant to State
Environmental Planning Policy (Housing for Seniors or People with a Disability).

The Planning Proposal has been prepared in accordance with Section 55 of the
Environmental Planning and Assessment Act 1979, along with the Department of
Planning and Infrastructures document “A Guide to Preparing Planning Proposals”.

The Planning Proposal will enable the redevelopment of the site for a seniors living
development of independent living units; thereby providing seniors housing in an
area that is well positioned with respect to access to services, proximity to public
transport and consistent with the objective of the zone to provide for low impact
residential development that does not impact on the special values of the area.

The Planning Proposal considers and discusses the key issues for the rezoning,
including likely future development forms; urban design outcomes; public benefit;
and traffic movements. Having regard to the discussion and assessment provided
within this report, Think Planners Pty Ltd have no hesitation in recommending that
the Planning Proposal be submitted to the Department of Planning and Environment
for Gateway Determination, following Council’s review.
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2. NSW Department of Planning & Infrastructure - a guide to preparing
planning proposals

The preparation of the Planning Proposal has considered the publication “A guide to
preparing planning proposals” published by the NSW Department of Planning &
Infrastructure.

Objectives and Intended Outcomes — the objectives and intended outcomes
of the proposal are clearly articulated throughout the Planning Proposal. Part
5 of this document provides details.

Explanation of the Proposed Provisions — Parts 4 & 5 of this document
provides details.

Justification — The analysis, justification and case for the proposal is
articulated in Parts 5 & 6.

Maps — The mapping amendment is provided as an attachment.

Community Consultation — This is discussed in that part of the Planning
Proposal entitled “community consultation”.

This Planning Proposal specifically seeks:

To rezone Nos. 2 & 2A Fullers Road Glenhaven from E4 Environmental Living
to R2 Low Density Residential (with the exception of the existing SP2 land).

The intended outcome for the site is to permit Seniors Living, pursuant to State
Environmental Planning Policy (Housing for Seniors or People with a Disability).




3. Site Analysis
3.1 Site and Context

Subject Site

The subject site comprises two (2) allotments known as 2 and 2A Fullers Road
Glenhaven. A third allotment is owned by the same person at 434 Old Northern

Road, but is already zoned R2.

The site is located on the west side of Old Northern Road between the intersections

with Fullers Road and Crego Road.

The site is irregular in shape and falls from east to west. No.2 enjoys frontage to

both Old Northern Road and Fullers Road.

The subject site is identified in the aerial photograph below (source — Google Maps).
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Aerial Maps of the Subject Site and Broader Area (Source: Google maps)
Context

Located some 2.5km (straight line) from the identified Strategic Centre of Castle Hill
and directly across Old Northern Road from Glenhaven Green Retirement Village
and the adjoining Flower Power Garden Centre, the site is ideally placed to provide
seniors housing.

3.2 Future Context

Sydney Metropolitan Strategy — A Plan for Growing Sydney

On 14 December 2014 the State Government released its “Plan for Growing Sydney”
which is the comprehensive strategic framework that is to shape the growth and
development of Sydney over the next 30 years. Castle Hill has been identified as a
Strategic Centre that will play a role in the growth and development of the wider
Sydney Metropolitan region, especially within Western Sydney. The site is within the
West Central subregion.

A key component to the strategy is the acceleration of housing supply across
Sydney. In this regard the Plan seeks to provide more housing and different types of
housing as the population grows. Relevant extracts from the Plan state -



]

N

‘\; -

“Providing housing in a variety of sizes, types and locations will be essential to
meeting Sydney’s future housing need. Increasing housing supply will boost
economic activity and generate viable infrastructure and business investment
opportunities.”

“Sydney’s house prices are high compared with other Australian capital cities,
and while house prices are the result of consumer demand, governments can
help to put downward pressure on prices. Accelerating the supply and the
variety of housing across Sydney, such as apartments and townhouses, will
make it easier for people to find homes to suit their lifestyle and budget.”

“Subdividing existing homes and lots in areas that are suitable for medium
density housing can help to meet consumer demand and reduce the cost of
housing. By removing the barriers to subdivision of existing homes and blocks
of a suitable size, more affordable housing options can be offered.”

As shown in the extract below, the site is located just north of the edge of the
identified Global Economic Corridor and within proximity of transport corridors, noting
that the site is 3.5km (by road) from the under construction Castle Hill Railway

Station.

FIGURE 22: Central and Northern Sydney: Growing homes closer to jobs
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Sydney Regional Environmental Plan No.20 — Hawkesbury Nepean River
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As this application is for the rezoning of land, the SREP is primarily concerned with
the management of future development with respect to water quality.

This is a matter that will require greater analysis at the future development
application stage. However, it is noted that the site is in close proximity to large
areas of residentially zoned lands and that these have been developed consistent



with the SREP requirements and that the issues raised in the SREP are capable of
being managed at the development application stage.
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4. Current Planning Provisions

4.1 Zoning

The site is zoned E4 Environmental Living pursuant to The Hills LEP 2012.

Land Zoning Map - Sheet LZN_023

Zone

Neighbourhood Centre
Local Centre

Mixed Use

Business Development
Enterprise Corridor
Business Park

National Parks and Nature Reserves
Environmental Conservation
Environmental Management
Environmental Living
General Industrial

Light Industrial

General Residential

Low Density Residential
Medium Density Residential
High Density Residential
Public Recreation

Private Recreation

Primary Production

Rural Landscape

Forestry

Transition

Subject Site

Infrustructure

Tourist

Recreational Waterways

3 SEPP (Sydney Region Growth Centres) 2006
Cadastre

[] Cadastre 28/02/2014 © THSC
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4.2 Other Relevant Statutory Maps

Height of Building — 9 metres

Subject Site




Minimum lot size — 2000 sq metres

10
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5. Concept and Intended Planning Outcome

The purpose of the Planning Proposal is to identify an appropriate zone for the site
that recognises the character of the site and that will give rise to the opportunity for
Seniors Housing on the site.

Notwithstanding the ideal location of the site in close proximity to other seniors living,
and with ready access and connection to the Castle Hill town centre, and on a bus
corridor that links the site with the Castle Hill town centre and other places; the
subject sites zoning restricts the ability to apply the Seniors Housing SEPP.

The following clear statement identifies the Proposal and the Intended Outcome -

This Planning Proposal specifically seeks:

To rezone Nos. 2 & 2A Fullers Road Glenhaven from E4 Environmental Living
to R2 Low Density Residential.

The intended outcome for the site is to permit Seniors Living, pursuant to State
Environmental Planning Policy (Housing for Seniors or People with a Disability).

5.1 The Vision for the Site

The proponent has a clear vision for the site to enable its redevelopment. In
preparing a vision for the site, deliberate care has been taken to ensure that the site
integrates into the housing form and character prevalent in the area.

The subject site is to be transformed to provide —

- In fill self care housing

- strata title subdivision;

- basement carparking;

- central common open space / gathering area;

- private open spaces for each dwelling; and

- a high quality architecturally designed proposal.

The vision for the site is demonstrated in the early design images below.

11
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5.2 Key Planning Issues

5.2.1 Traffic and Parking

The Planning Proposal will result in a slight increase in traffic movements from that
existing. The proposal will replace three large dwellings with 9 smaller 2-3 bedroom
seniors housing. The proposal will also consolidate all access points to a single
entry and exist point into a basement off Fullers Road, thereby removing entry and
exit to Old Northern Road.

Given the minor increase in traffic volumes and the improved entry and exit access
arrangements, a traffic study is not considered necessary for the Planning Proposal,
but will however be provided as part of the future development application for the
seniors housing project.

5.2.2 Bushfire Analysis

The bushfire mapping does not apply to the site and no further action in this regard is
required.

5.2.3 Heritage

The site is not affected by any heritage items on site or in close proximity.

5.2.4 Ecology

The future development application will address the removal of trees on site. It is
noted that the site does not contain significant stands of trees.

5.2.5 Urban Design

The development of the site is to occur as an integrated development application
that will propose in a single Development Application —

- Infill self care housing

- strata title subdivision;

- basement carparking;

- central common open space / gathering area;

- private open spaces for each dwelling;

- landscaping grounds; and

- a high quality architecturally designed proposal.

The integrated seniors housing development that have been introduced to the
market in The Hills area have been incredibly well received over a number of years.

13
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The Hills Shire has a strong demand for well designed and constructed integrated
seniors housing living options.

5.3 Provisions of the Planning Proposal

This Planning Proposal specifically seeks:

To rezone Nos. 2 & 2A Fullers Road Glenhaven from E4 Environmental Living
to R2 Low Density Residential (with the exception of the existing SP2 land).

The intended outcome for the site is to permit Seniors Living, pursuant to State
Environmental Planning Policy (Housing for Seniors or People with a Disability).

14




6. Justification

6.1 Section A: Need for the Planning Proposal
Is the planning proposal a result of any strategic study or report?
The proposal relates to a number of strategic studies.

Under the Metropolitan Plan for Sydney 2036 prepared by the NSW Government a

clear aim is the integration of land use and transport planning to provide a framework

for growth and development of the Sydney region. This planning proposal is

consistent with the strategic directions and key policies as it will provide —

- new housing in close proximity to the existing employment centre of Castle Hill;

- new housing that is located on a bus route that directly serves the Castle Hill
town centre and connects with the future railway station at Castle Hill; and

- new housing that is close to services and facilities such as medical, retail and
sporting.

It is noted that the site is not located within 800m - 1km of Castle Hill railway station
which is the area identified for higher density forms of up to 20 storeys in the North
West Corridor Strategy. However, the site is approximately 3km from the town
centre and located on a connecting bus route and is therefore ideally placed to
contribute to seniors housing in good proximity to the Castle Hill town centre.

Is the planning proposal the best means of achieving the objectives or
intended outcomes, or is there a better way?

It is contended that a planning proposal is the best means of achieving the intended
outcomes on the site given they relate to a site specific amendment to The Hills LEP,
and no other local LEP controls have been initiated as yet to facilitate the proposed
amendment.

Is there a net community benefit

Criteria Comment Net Community
Benefit

Will the LEP be compatible The site is compatible with | YES

with agreed State and agreed  State  strategic

regional strategic direction directions for the area, as

for development in the area discussed above. This is
(e.g. land release, strategic particularly the case as the
corridors, development within | proposal will enable the

800 metres of a transit delivery of a distinct form of

node)? housing supply in close
proximity to a transport
node.

This site is highly accessible
being connected via bus
routes to the Castle Hill

15




Criteria Comment Net Community
Benefit
Town Centre and future
Train Station.
The site provides the
opportunity to contribute to
the social and cultural fabric
of the area, while
capitalising on the unique
location, existing services
and transport infrastructure.
Is the LEP located in a Increasing the development | YES
global/regional city, strategic | prospects of the site offers a
centre or corridor nominated | greater supply of housing
within the Metropolitan facilities in close proximity
Strategy or other to public transport and with
regional/subregional access to the Castle Hill
strategy? town centre. This s
consistent with the strategic
directions contained in the
Metro Strategy.
Is the LEP likely to create a The Planning Proposal will | YES
precedent or create or not directly influence or
change the expectations of change expectations that
the landowner or other are driven by public policy
landholders? and strategies primarily.
Have the cumulative effects | The site adjoins (to the | YES
of other spot rezoning south and west) other
proposals in the locality been | residential housing
considered? What was the precincts and does not
outcome of these represent any significant
considerations? variation to the status quo of
housing supply and
location. Land to the north
of the site is zoned for non
urban purposes and any
rezoning of such lands
could only occur as part of a
logical strategic planning
analysis.
Will the LEP facilitate a The planning proposal will | YES
permanent employment not lead to a loss of any
generating activity or result in | employment activity and will
a loss of employment lands? | provide short term
employment in the form of
construction jobs.
Will the LEP impact upon the | The planning proposal will | YES

16




Criteria Comment Net Community
Benefit
supply of residential land and | assist in the delivery of
therefore housing supply and | greater housing than is
affordability? currently possible on the
site. Housing supply has a
relationship with
affordability. The location of
the housing supply in close
proximity to bus and railway
infrastructure  shares a
relationship with reduced
cost of living.
Is the existing public The site is highly accessible | YES
infrastructure (roads, rail, by road, bus and
utilities) capable of servicing | connections to future rail.
the proposed site? This provides transport
Is there good pedestrian and | mode choice between bus,
cycling access? Is public train and car for intercity
transport currently available | travel. The site also has
or is there infrastructure good pedestrian access
capacity to support future with pathways along Old
public transport? Northern Road.
Will the proposal result in Increased housing supply | YES
changes to the car distances | on transport routes can
travelled by customers, result in reduced distances
employees and suppliers? If | travelled by car and
so, what are the likely encourage mixed purpose
impacts in terms of trips.
greenhouse gas emissions,
operating costs and road This in turn has the
safety? opportunity to contribute to
a reduction in greenhouse
gas emissions, operating
costs and improved road
safety.
Are there significant The proposal provides the | YES
Government investments in opportunity to  increase
infrastructure or services in patronage of public
the area whose patronage transport, noting the
will be affected by the significant infrastructure
proposal? If so, what is the being implemented by the
expected impact? State Government in the
north west railway corridor.
This increases the viability
and long term sustainability
of government transport
infrastructure.
Will the proposal impact on The site is not constrained | YES

17




Criteria Comment Net Community
Benefit

land that the Government by flooding, bushfire or

has identified a need to significant ecology.

protect (e.g. land with high

biodiversity values) or other

environmental impacts? Is

the land constrained by

environmental factors such

as flooding?

Will the LEP be compatible/ The proposal seeks to|YES

complementary with replicate the residential

surrounding land uses? What | nature of adjoining land.

is the impact on amenity in

the location and wider The intent of the PP is

community? Will the public consistent with surrounding

domain improve? land uses.

Will the proposal increase No, as the proposal relates | YES

choice and competition by to seniors residential

increasing the number of purposes.

retail and commercial

premises operating in the

area?

What are the public interest The planning proposal | YES

reasons for preparing the
draft plan? What are the
implications of not
proceeding at that time?

provides the following public
benefits:

e Consistency with the
Metropolitan aims and
strategies for increased
housing supply.

e Giving rise to
opportunity for people
to take advantage of
existing public
transport infrastructure.

e Provide Seniors
Housing in an area of
high demand.

Not proceeding with the
draft plan at this time
includes the following
implications:

e Well located land,
suitable for seniors
housing will not be
developed consistent
with the desire for such
housing in good
locations.

18
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6.2 Section B: Relationship to Strategic Planning Framework;

Is the planning proposal consistent with the objectives contained within the
applicable regional or sub-regional strategy (including the Sydney
Metropolitan Strategy and exhibited draft strategies)?

Sydney Metropolitan Strategy — A Plan for Growing Sydney

On 14 December 2014 the State Government released its “Plan for Growing Sydney”
which is the comprehensive strategic framework that is to shape the growth and
development of Sydney over the next 30 years.

Under the Metropolitan Plan for Sydney 2036 prepared by the NSW Government a

clear aim is the integration of land use and transport planning to provide a framework

for growth and development of the Sydney region. This planning proposal is

consistent with the strategic directions and key policies as it will provide —

- New seniors housing with good connections and access to the existing
employment centre of Castle Hill;

- new seniors housing that is located on a bus route that directly serves the Castle
Hill town centre and connects with the future railway station at Castle Hill; and

- new seniors housing that is accessible to services and facilities such as medical,
retail and sporting.

It is noted that the site is not located within 800m - 1km of Castle Hill railway station
which is the area identified for higher density forms of up to 20 storeys in the North
West Corridor Strategy. However, the site is approximately 3km from the town
centre and located on a connecting bus route and is therefore ideally placed to
contribute to housing in good proximity to the Castle Hill town centre.

Is the planning proposal consistent with the local Council’s Community
Strategic Plan, or other local strategic plan?

Adopted Draft Local Strategy
The Council confirms that role and purpose of the Strategy as follows -

The Draft Local Strategy was adopted by Council on 10 June 2008. It is the
principal document for communicating the future planning of the Shire and
includes the objectives of longer term planning projects of the State
Government as well as responding to, and planning for, local needs such as
employment, housing and transport. The Draft Local Strategy focuses on
seven key areas of direction, in line with the suite of strategy work being
undertaken.

Residential Direction
The Council confirms the following in relation to the Residential Direction document -

The Residential Direction adopted by Council on 10 June 2008 aims to give

Council, the community and developers a clear strategy for the future
planning and management of residential development and growth to 2031.

19
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The Direction reviews progress in achieving additional dwellings and
demonstrates the capacity to accommodate State Government dwelling
targets into the future. It also addresses key housing issues such as special
needs housing, affordability, sustainability, streetscape and residential
character.

A range of strategies and actions have been prepared under the following
four Key Directions:

- Accommodating population growth

- Respond to changing housing needs

- Provide a sustainable living environment

- Facilitate quality housing outcomes

The proposal is entirely consistent with the strategic planning policies in the following

way —

1.

2.

The site is well located and will provide for housing close to transport and
services and is supported by appropriate infrastructure.

The proposal comprises a form of housing that will contribute to a diversity of
housing choice that meets the needs and desires of residents.

The proposal will create a small community with a sense of place.

The proposed site will not result in the creation of edge amenity conflicts with
other lands or uses.

Given the location and configuration of the site, and existing development,
the proposal will not impact on the residential character and streetscape of
the area.

The proposal will lead to an increased supply of seniors housing which meets
a gradual increase in demand for such products in the market.

The proposal provides a choice in housing that suits older people as this
demand is increasing in The Hills Shire.

The proposal is a high quality development that will be safe, liveable,
functional and diverse, leading to encouraging a sense of community identity
and ownership.

Is the planning proposal consistent with applicable state environmental
planning policies?

The consistency of the Planning Proposal with applicable State Environmental
Planning Policies (SEPPs) is outlined in the table below. Former Regional
Environmental Plans (REPs) for the Sydney and Greater Metropolitan Regions,
which are deemed to have the weight of SEPPs have also been addressed.

State Environmental Planning

State Environmental Planning Policy Policy

State Environmental Planning Policy No 1—

Development Standards Not Applicable

State Environmental Planning Policy No 4— Not Applicable

Development Without Consent and Miscellaneous

20




Exempt and Complying Development

State Environmental Planning Policy No 6—
Number of Storeys in a Building

Not Applicable

State Environmental Planning Policy No 14—
Coastal Wetlands

Not Applicable

State Environmental Planning Policy No 15—
Rural Land sharing Communities

Not Applicable

State Environmental Planning Policy No 19—
Bushland in Urban Areas

Not Applicable

State Environmental Planning Policy No 21—
Caravan Parks

Not Applicable

State Environmental Planning Policy No 22—
Shops and Commercial Premises

Consistent

State Environmental Planning Policy No 26—
Littoral Rainforests

Not Applicable

State Environmental Planning Policy No 29—
Western Sydney Recreation Area

Not Applicable

State Environmental Planning Policy No 30—
Intensive Agriculture

Not Applicable

State Environmental Planning Policy No 32—
Urban Consolidation (Redevelopment of Urban
Land)

Not Applicable

State Environmental Planning Policy No 33—
Hazardous and Offensive Development

Not Applicable

State Environmental Planning Policy No 36—
Manufactured Home Estates

Not Applicable

State Environmental Planning Policy No 39—Spit
Island Bird Habitat

Not Applicable

State Environmental Planning Policy No 44—
Koala Habitat Protection

Not Applicable

State Environmental Planning Policy No 47—
Moore Park Showground

Not Applicable

State Environmental Planning Policy No 50—
Canal Estate Development

Not Applicable

State Environmental Planning Policy No 52—
Farm Dams and Other Works in Land and Water
Management Plan Areas

Not Applicable

State Environmental Planning Policy No 55—
Remediation of Land

Consistent. The planning proposal

does not contravene the objectives of

this SEPP.

State Environmental Planning Policy No 59—
Central Western Sydney Regional Open Space
and Residential

Not Applicable

State Environmental Planning Policy No 60—
Exempt and Complying Development

Not Applicable

State Environmental Planning Policy No 62—
Sustainable Aquaculture

Not Applicable

State Environmental Planning Policy No 64—
Advertising and Signage

Not Applicable

State Environmental Planning Policy No 65—
Design Quality of Residential Flat Development

The design of the seniors living

housing at the future DA stage will be

21




cognisant of the principles and
guidelines of the ADG.

State Environmental Planning Policy No 70—
Affordable Housing (Revised Schemes)

Not Applicable

State Environmental Planning Policy No 71—
Coastal Protection

Not Applicable

State Environmental Planning Policy (Affordable
Rental Housing) 2009

Not Applicable

State Environmental Planning Policy (Building
Sustainability Index: BASIX) 2004

Not Applicable

State Environmental Planning Policy (Exempt and
Complying Development Codes) 2008

Not Applicable

State Environmental Planning Policy (Housing for
Seniors or People with a Disability) 2004

The Planning Proposal directly
relates to the intention of providing
Seniors Housing on the site. The
provisions and controls of the SEPP
are to be incorporated fully into the
future Development Application.

State Environmental Planning Policy
(Infrastructure) 2007

Not Applicable

State Environmental Planning Policy (Kosciuszko
National Park—Alpine Resorts) 2007

Not Applicable

State Environmental Planning Policy (Kurnell
Peninsula) 1989

Not Applicable

State Environmental Planning Policy (Major
Development) 2005

Not Applicable

State Environmental Planning Policy (Mining,
Petroleum Production and Extractive Industries)
2007

Not Applicable

State Environmental Planning Policy (Penrith
Lakes Scheme) 1989

Not Applicable

State Environmental Planning Policy (Port Botany
and Port Kembla) 2013

Not Applicable

State Environmental Planning Policy (Rural
Lands) 2008

Not Applicable

State Environmental Planning Policy (SEPP 53
Transitional Provisions) 2011

Not Applicable

State Environmental Planning Policy (State and
Regional Development) 2011

Not Applicable

State Environmental Planning Policy (Sydney
Drinking Water Catchment) 2011

Not Applicable

State Environmental Planning Policy (Sydney
Region Growth Centres) 2006

Not Applicable

State Environmental Planning Policy (Temporary
Structures) 2007

Not Applicable

State Environmental Planning Policy (Urban
Renewal) 2010

Not Applicable

State Environmental Planning Policy (Western
Sydney Employment Area) 2009

Not Applicable

State Environmental Planning Policy (Western
Sydney Parklands) 2009

Not Applicable
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Deemed SEPP

Comment

Sydney Regional Environmental Plan No 8
(Central Coast Plateau Areas)

Not Applicable

Sydney Regional Environmental Plan No 9—
Extractive Industry (No 2—1995)

Not Applicable

Sydney Regional Environmental Plan No 16—
Walsh Bay

Not Applicable

Sydney Regional Environmental Plan No 18—
Public Transport Corridors

Not Applicable

Sydney Regional Environmental Plan No 19—
Rouse Hill Development Area

Not Applicable

Sydney Regional Environmental Plan No 20—
Hawkesbury-Nepean River (No 2—1997)

Not Applicable

Sydney Regional Environmental Plan No 24—
Homebush Bay Area

Not Applicable

Sydney Regional Environmental Plan No 25—
Orchard Hills

Not Applicable

Sydney Regional Environmental Plan No 26—
City West

Not Applicable

Sydney Regional Environmental Plan No 30—St
Marys

Not Applicable

Sydney Regional Environmental Plan No 33—
Cooks Cove

Not Applicable

Sydney Regional Environmental Plan (Sydney
Harbour Catchment) 2005

Not Applicable

Is the planning proposal consistent with applicable Ministerial Directions

(s.117 directions)?

The Planning Proposal has been assessed against each Section 117 direction as

shown in the table below.

Direction Comment
1. Employment and Resources
1.1 Business and Industrial Zones Not Applicable
1.2 Rural Zones Not Applicable
1.3 Mining, Petroleum Production and Not Applicable
Extractive Industries
1.4 Oyster Aquaculture Not Applicable
1.5 Rural Lands Not Applicable
2. Environment and Heritage
2.1 Environment Protection Zones The subject site is zoned E4 Environmental
Living. The proposal will not reduce the
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environmental protection standards that
apply to the land as the zone currently
permits housing on the land.

Furthermore, the site does not contain
environmental features that are to be
protected or responded to, such as,
bushfire, significant flora or fauna, slope,
etc.

The objective of the 117 direction is to
protect and conserve environmentally
sensitive areas. The Environmental Living
zone does provide as an objective “to
provide for low-impact residential
development in areas with specific
ecological, scientific or aesthetic values.”

As the site does not exhibit specific
ecological or scientific values, the land must
contain aesthetic value. It is understood
that The Hills Council has sought to provide
a more “rural character” along Old Northern
Road.

However, the subject site immediately
adjoins and is surrounded by development
of a low density character (see aerial photo
below) and therefore the rezoning of the
land will not erode any environmental
feature on the site that exists and will be
consistent with the character of the site and
immediate surrounds. It is suggested that
the E4 zone is an anomaly when taking into
account the character of development on
the site and surrounds.

North/West
Nilk PTY;L 10O,
r 4 y

4+ Glenhaven |
4I|=h\{s|o(herapy£enlre° |

2.2

Coastal Protection

Not Applicable
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2.3 Heritage Conservation

Not Applicable

24 Recreation Vehicle Areas

Not Applicable

3. Housing, Infrastructure and Urban Development

3.1 Residential Zones

Consistent.

The proposal is consistent with government
policy to provide housing in close proximity
and with access to the town centre; in an
area that is fully serviced; and on land that
has ready access to public transport.

3.2 Caravan Parks and Manufactured
Home Estates

Not Applicable

3.3 Home Occupations

Not Applicable

3.4 Integrating Land Use and Transport

Consistent

The proposal provides seniors housing in
close proximity to existing public transport
links, that will directly connect to the future
railway station at Castle Hill.

3.5 Development Near Licensed
Aerodromes

Not Applicable

3.6 Shooting Ranges

Not Applicable

4. Hazard and Risk

41 Acid Sulfate Soils

Consistent.

4.2 Mine Subsidence and Unstable Land

Not Applicable

4.3 Flood Prone Land

Consistent.

The site is not flood affected.

4.4 Planning for Bushfire Protection

Not Applicable

5. Regional Planning

5.1 Implementation of Regional Strategies

Not Applicable

5.2 Sydney Drinking Water Catchments

Not Applicable

5.3 Farmland of State and Regional
Significance on the  NSW Far North Coast

Not Applicable

5.4 Commercial and Retail Development
along the Pacific Highway, North Coast

Not Applicable

5.8 Second Sydney Airport: Badgerys
Creek

Not Applicable

6. Local Plan Making
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6.1 Approval and Referral Requirements Consistent.

The Planning Proposal does not trigger the
need for any additional concurrence,
consultation or referral.

6.2 Reserving Land for Public Purposes Not Applicable

6.3 Site Specific Provisions Not Applicable

7. Metropolitan Planning

7.1 Implementation of the Metropolitan Consistent
Plan for Sydney 2036
The proposal provides for implementation of
key Actions contained within the
Metropolitan Plan, as discussed in this
planning proposal.

Is there any likelihood that critical habitat or threatened species, populations
or ecological communities, or their habitats, will be adversely affected as a
result of the proposal?

The planning proposal does not impact on any recognised critical habitat or
threatened species, populations or ecological communities or their habitats.

Are there any other likely environmental effects as a result of the planning
proposal and how are they proposed to be managed?

Building Form

An Architectural Analysis has been prepared to demonstrate how the site can be
developed. Key urban design initiatives include —

- Integrated development forms

- Road entry and exit point and basement layout

- Incorporation of passive open space areas

- Introducing a character of high quality seniors housing in a landscaped setting

How has the planning proposal adequately addressed any social and
economic effects?

These have been discussed briefly above, noting that the proposal does not seek to
alter the underlying purpose for the land of provision of housing, nor alter the
fundamental social and economic planning foundations for the site; noting that
housing is permissible on the site. The proposal seeks to provide improved seniors
housing supply consistent with the social policy of the SEPP.
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It is considered that the increase in yield associated with the planning proposal will
not directly lead to or initiate any negative social or economic effects.

The social and economic impacts arising from the proposal ensure that the site
would be developed and that a well located parcel of land is revitalised.

6.3 Section D: State and Commonwealth Interests

Is there adequate public infrastructure for the planning proposal?

Pubic Transport

The subject site enjoys Bus services that connect with Castle Hill town centre. This
gives rise to the potential for residents to use the infrastructure of the new north west
rail corridor as a primary source of journeys for employment etc.

Roads

The site is well located to key arterial road corridors however the benefits of the
proximity to public transport cannot be understated.

Cycleways/Pedestrians

The site and locality is highly ‘walkable’ given proximity to public transport and
services.

Utilities

The site has access to relevant utilities including water, telecommunications,
electricity and reticulated sewer.

Health, Education and Emergency Services

The site is close to the Castle Hill CBD which has a variety of health, education and
emergency services.

Open Space

The future development application will provide private open space courtyards for
each seniors dwelling and a common central gathering place. The level of open
space proposed is appropriate for a Seniors Housing proposal.

What are the views of State and Commonwealth Public Authorities consulted
in accordance with the gateway determination?

Not applicable at stage.

27



3;“'"»"\“‘

ANt

X\

7. Community Consultation

Given this submission is to seek Council's endorsement of the Planning Proposal
there has been no community consultation carried out to date. Community
consultation will occur as part of the formal planning proposal process and the
required public exhibition should the proposal proceed.

The level of community consultation will be carried out in accordance with Section
2.5 of A Guide to Preparing Planning Proposals.

The consultation program will include:
- Newspaper Advertising in local papers;

- Website information; and
- Letters to adjoining land owners and surrounding properties.
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8. Conclusion

Think Planners Pty Ltd has been engaged by Old Diamond Projects Pty Ltd to
prepare and submit a Planning Proposal to The Hills Council in support of an
amendment to The Hills Local Environmental Plan 2012 (THLEP12). The applicant
owns the site to which this Planning Proposal relates. The Planning Proposal has
been prepared in collaboration with Design Cubicle Architects who have analysed
and tested various design options, built forms and urban design scenarios for the
site.

The Planning Proposal contains an explanation of the intended effect and
justification for the amendment to The Hills LEP2012.

This Planning Proposal specifically seeks:

To rezone Nos. 2 & 2A Fullers Road Glenhaven from E4 Environmental Living
to R2 Low Density Residential.

The intended outcome for the site is to permit Seniors Living, pursuant to State
Environmental Planning Policy (Housing for Seniors or People with a Disability).

The Planning Proposal has been prepared in accordance with Section 55 of the
Environmental Planning and Assessment Act 1979, along with the Department of
Planning and Infrastructures document “A Guide to Preparing Planning Proposals”.

The Planning Proposal will enable the redevelopment of the site for a high quality
integrated seniors housing development; thereby providing seniors housing in an
area that is well positioned with respect to access to services and proximity to public
transport and that does not impact on the special values of the area.

The Planning Proposal considers and discusses the key issues for the rezoning,
including likely future development forms; urban design outcomes; and public
benefit.

Having regard to the discussion and assessment provided within this report, Think
Planners Pty Ltd have no hesitation in recommending that the Planning Proposal be
submitted to the Department of Planning and Environment for Gateway
Determination, following Council’s review.
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Proposed Zoning Map Amendment

Proposed Zoning — R2 and SP2 Classified Road
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DESIGN FACTS

Site Area 2939.2 m?
Site Area after 2628 m?
road deduction

Provided

Setback Front

6-8 m

Distance to Bus stop

Side 3-5m
Density 2.7 person x 4 =10.8
2.4 person x 5 =10.5
Total =21.3 person
FSR 0.49:1
Soft Soil 810 m2(30%)
Landscaped Area 904 m2(35%)
Height 8.5 m max.
86 m

150761 Proposed Seniors Living Development at 434 Old Northern Road & 2,2A Fuller Road, Glenhaven
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