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Executive Summary

Background

Lourdes Village was initially constructed in 1983 and is now in need of significant renewal to provide
modern seniors housing. The existing housing is dated and has limited accessibility with many of the
dwellings not having lift access and the gradient of streets and pathways providing poor pedestrian
connectivity. There is strong demand for high quality, contemporary seniors housing in the locality.

To ensure the long term viability of the village, respond to demand and to continue to attract residents a
major renewal of the housing and infrastructure is required.

A rezoning review request was considered by the Sydney North Planning Panel on 7 November 2018. The
Panel supported the proposal being submitted for a Gateway determination on the basis that it
demonstrated strategic and site specific merit. The Panel requested consideration of the following as part
of the gateway determination:

1) The concurrence of NSW Rural Fire Service (RFS) be received in relation to the proposal prior to
exhibition.

2) That any master plan resolution in respect of item 1 above shall ensure that the maximum height of
buildings permitted is reduced by requiring buildings to utilise the topography and to be ‘cut into’ the
site.

3) That, due to the site’s location, any proposal shall be required to provide a village bus to access local
centres.

4) That R3 Medium Density Residential zone is only accessible if non-seniors housing is required as a
buffer to the bushland to the south. If the resolution of item 1 above results in no development
adjacent to the bushland then the R2 Low Density Housing zone would be more appropriate with only a
change to the FSR and height being necessary.

5) That prior to any exhibition, a site specific DCP be prepared and placed on exhibition with the Planning
Proposal.

This Planning Proposal has been prepared in support of the revised proposal which seeks to address the
recommendations of the Planning Panel as outlined above.

Subject site

The subject site comprises approximately 5.25 hectares of land located at 95 Stanhope Road, Killara and
comprises Lot 21 and Lot 22 in Deposited Plan 634645. The site is located on a ridge at the eastern edge of
Killara and has frontage to Stanhope Road to the north and bushland to the south and east. The site has
steep topography falling approximately 13m from the northern boundary with Stanhope Road to the
southern boundary along Lourdes Avenue. The site has a distinct bushland character with a band of native
vegetation within the front setback to Stanhope Road and scattered landscaping and tree planting across
the site.

The site forms the south-eastern extent of Killara and sits within a low density residential suburban and
bushland context. It is located approximately 1.4km from Killara Train Station and 1.7 from Lindfield
Station.
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Demand for seniors housing

The significant demand for seniors housing in the local area is highlighted in key strategic documents on the
state and local level including:

e The Greater Sydney Region Plan

e The North District Plan

e The Ku-ring-gai Local Strategic Planning Statement
e The Ku-ring-gai Housing Strategy.

In particular the North District Plan notes that:

The District is expected to see an 85 per cent proportional increase in people aged 85 and over, and
a 47 per cent increase in the 65-84 age group by 2036. This means 20 per cent of the District’s
population will be aged 65 or over in 2036, up from 16 per cent in 2016.

The local government areas of Hornsby, Ryde, Ku-ring-gai and Northern Beaches will have the
largest projected increase in the 65 - 84 age groups.

More diverse housing types and medium density housing, as well as the design of walkable
neighbourhoods, will create opportunities for older people to continue living in their community,
where being close to family, friends and established health and support networks improves people’s
wellbeing.

The growth and changing demand for seniors housing is also highlighted by Elton in its Demand Study
which has been prepared as part of this Planning Proposal. Elton conclude that that the appeal of Lourdes
Village to the senior’s market is starting to decline and has limited appeal to the emerging generation of
affluent seniors in the Ku-ring-gai area and is no longer a good match with the demand from local seniors.
The renewal will provide for new seniors housing which will meet current demand.

Existing planning controls

The principle planning instrument which applies to the site is the Ku-ring-gai Local Environmental Plan 2015
(Ku-ring-gai LEP). The site is zoned R2 Low Density Residential under the Ku-ring-gai LEP. Dwelling houses
and secondary dwellings are permissible in the zone but all other residential accommodation uses are
prohibited including seniors housing, attached dwellings, semi-detached dwellings and multi-dwelling
housing.

Whilst the Seniors Housing SEPP permits seniors housing on land zoned for urban purposes, where it would
otherwise be prohibited by an LEP, this is restricted to a height of 8m in zones such as the R2 zone where
residential flat buildings are not permitted.

Under the Ku-ring-gai LEP a maximum building height of 9.5m and a maximum floor space ratio of 0.3:1
apply to the site.

This Planning Proposal seeks to amend the Ku-ring-gai LEP to facilitate the proposed development as
outlined below.
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The proposal

An lllustrative Master Plan has been prepared by Plus Architecture with input from Arcadia to inform a
revised Planning Proposal which addresses the recommendations of the Sydney North Planning Panel. The
[llustrative Master Plan has been developed for the entirety of the Lourdes Retirement Village and would
deliver:

e A new seniors housing development on the flatter land at the northern portion of the site comprising
approximately:
e 141 independent living units
e A new aged care facility with 110 beds
e 1,400sgm of internal communal space

e Medium density development of the southern portion of the site comprising approximately 63 town
houses.

Key features of the Illustrative Master Plan include:

e Seniors housing within a series of buildings ranging from three to six storeys

e Generous landscaped buffer to Stanhope Road with three and four storey building elements located
towards the front of the site.

e Agenerous 10m setback is also proposed from a four storey building to the neighbouring property
boundary to the west, mitigating any impacts on the adjacent single dwelling use.

e Location of the tallest and most prominent buildings centrally within the site and feature highly
articulated massing forms which terrace down to three storeys to the south to take advantage of the
significant bushland views to the south and east and creating a transition of scale and minimise
overshadowing of the medium density housing

e Townhouses of up to three storeys which are stepped into the slope of the landscape to create built
form massing that reads visually as two storey expressions when viewed from the northern access road
and pedestrian pathway.

e Retention of the existing Chapel building and the proposal for a large open space at the entry to new
development off the main street making it a focal point for the community as a place to socialise and
interact.

e A new road network within the site which defines the seniors housing and medium density housing
precincts, rationalizing access to the site and improving pedestrian gradients.

e Extensive landscaped areas which provides for generous building separation distance and high quality
outlook as well as a series of communal open spaces within the seniors housing.

To facilitate the renewal of the site it is proposed to amend the Ku-ring-gai LEP as follows:

e Rezone the site from R2 Low Density Residential to R3 Medium Density Residential
e Amend the maximum height of buildings from 9.5m to heights ranging from 9.5m to 22m
e Amend the floor space ratio (FSR) control from 0.3:1 to 0.75:1.

A draft site specific DCP has been prepared to outline detailed built form controls which would guide future
development on the site.

Environmental assessment

An assessment of the potential environmental impacts of the proposal has been carried which has
concluded that:
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e The proposal will not result in any ecological impacts noting that the Ecological Assessment prepared
by ACS Environmental has concluded that there are no threatened species, ecological communities or
populations occurring at the subject site.

e Asolar impact assessment has been undertaken as part of the Urban Design Study which has concluded
that the proposal will not have a significant impact on solar access in the surrounding area, and that an
appropriate level of solar access can be achieved to proposed development within the site.

e Avisual impact assessment has been carried out which demonstrates that visual impacts from all
viewpoints assessed would be nil, negligible or low with the proposed built form being either entirely or
predominantly obscured by topography, existing buildings and existing vegetation.

e An Arboricultural Impact Assessment has identified that of the 349 trees within and adjoining the site,
the proposed development will necessitate the removal of 85 high category trees which are considered
moderate to high significance and display good health and condition and 148 trees of low and very low
retention value none of which are considered significant or worth of special measures to ensure their
protection. Trees towards the front of the site are predominantly retained within a landscaped front
setback minimising visual and streetscape impacts. Mitigation measures to protect trees to be retained
are also outlined which will need to be implemented at the DA stage.

e NSW Rural Fire Service has advised that it has no objection to the Planning Proposal proceeding on the
basis of the Bushfire Engineering Design Compliance Strategy which has been prepared for the
proposal.

e The proposal would not result in any reduction in the level of service on the nearby road network.

e The indicative masterplan is able to meet the minimum car parking rates in the Ku-ring-gai DCP which
will apply to any future development of the site. Detailed car parking arrangements will be determined
at DA stage.

e The renewal of the site will have a significant economic benefit for the local area as a result of
construction jobs in the short term and increased jobs in aged care in the long term. The delivery new
seniors housing and medium density housing will also deliver economic benefits.

e An assessment of social effects has confirmed that social impacts on the surrounding area would be
minimal and that social impacts for residents within the development can be managed through careful
planning of facilities available to residents of the seniors housing and through the integration and co-
location of the seniors housing and the medium density housing.

Conclusion

The Planning Proposal will facilitate the renewal of an existing retirement village and deliver new seniors
housing supply which meets current standards and market demand. It will also complement housing
choice in the local area, noting the prevalence of large single dwellings and the recent development of
predominantly apartment dwellings within the nearby town centres.

As outlined above the proposal will maintain the character of the local area and ensure that all impacts on
local amenity are appropriately managed. It will also deliver better management of the bushfire risk
associated with the site and surrounding area.

Based on the information presented in this Planning Proposal report it is considered that the proposal
should be progressed to a Gateway decision and be subject of formal public consultation

File Planning & Development Services | June 17,2021 X
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1 Background

Lourdes Village was initially constructed in 1983 and is now in need of significant renewal to provide
modern seniors housing. The existing housing is dated and has limited accessibility with many of the
dwellings not having lift access and the gradient of streets and pathways providing poor pedestrian
connectivity. The dwellings are accessed via a network of narrow internal paths and stairways making
pedestrian movement across the site difficult, with some streets too steep to walk. The building stock is
aging and does not provide services and facilities that are competitive with market demand. The growing
demand for higher quality, contemporary seniors housing products is discussed in Section 9.3.8 and in the
Demand Study prepared by Elton Consulting at Appendix I.

To ensure the long term viability of the village, respond to demand and to continue to attract residents a
major renewal of the housing and infrastructure is required.

A Planning Proposal was lodged with Council in March 2018 which sought to renew the village to address
the issues outlined above and to provide for the following:

e 266 new independent living units and serviced apartments arranged within a series of buildings ranging
from 3 to 6 storeys in height

e 1,500m2 community centre and facilities at grade adjacent to new improved Main Street

e anew 130 room residential aged care facility

e Retention of the existing independent living units on the southern portion of the site.

The Planning Proposal sought to amend the controls under the Ku-ring-gai Local Environmental Plan 2015
(Ku-ring-gai LEP) as follows:

e Amend the zone from R2 Low Density Residential to R3 Medium Density Residential
e Amend the height of buildings from 9.5m to a range of heights between 9.5 meters and 24 meters
e Amend the floor space ratio (FSR) from 0.3:1 to 0.8:1.

Council subsequently refused the Planning Proposal on 22 May 2018 for the following reasons:

e High bushfire risks due to the proximity of the site to open bushland

e High bushfire evacuation risks related to aged and vulnerable residents within seniors housing

e Limited access to public transport and services

e Impacts on the locality’s heritage significance, heritage items and a heritage conservation area

e Interface impacts on adjacent low density dwellings, Stanhope Road and bushland

e Lack of strategic merit and inconsistencies with the Ku-ring-gai LEP and Ku-ring-gai Community
Strategic Plan

e Lack of strategic merit and inconsistencies with the North District Plan and Greater Sydney Region Plan.

A rezoning review request was subsequently considered by the Sydney North Planning Panel on 7
November 2018. The Panel support the proposal being submitted for a Gateway determination on the basis
that has demonstrated strategic and site specific merit. In particular, the panel considered that:

e The renewal of the existing retirement village would deliver a major benefit in terms of improved
accessibility within the steep site as well as connections to facilities outside

e It has strategic merit as it will allow for expanded and improved aged care facilities within an existing
village

e It has site specific merit as it seeks to upgrade and improve facilities of an existing retirement village
allowing some resolution of existing constraints relating to bushfire access and facilities.
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The Panel requested consideration of the following as part of the gateway determination:

6) The concurrence of NSW Rural Fire Service (RFS) be received in relation to the proposal prior to
exhibition.

7) That any master plan resolution in respect of item 1 above shall ensure that the maximum height of
buildings permitted is reduced by requiring buildings to utilise the topography and to be ‘cut into’ the
site.

8) That, due to the site’s location, any proposal shall be required to provide a village bus to access local
centres.

9) That R3 Medium Density Residential zone is only accessible if non-seniors housing is required as a
buffer to the bushland to the south. If the resolution of item 1 above results in no development
adjacent to the bushland then the R2 Low Density Housing zone would be more appropriate with only a
change to the FSR and height being necessary.

10) That prior to any exhibition, a site specific DCP be prepared and placed on exhibition with the Planning
Proposal.

The Planning Proposal has been prepared in support of the revised proposal which seeks to address the
recommendations of the Planning Panel as outlined above.
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2 Site and context

2.1 Site description

The subject site comprises approximately 5.25 hectares of land located at 95 Stanhope Road, Killara and
comprises Lot 21 and Lot 22 in Deposited Plan 634645. A site survey is located at Appendix B. The site is
located on a ridge at the eastern edge of Killara and has frontage to Stanhope Road to the north and
bushland to the south and east.

The site has steep topography falling approximately 13m from the northern boundary with Stanhope Road
to the southern boundary along Lourdes Avenue. The topography affords views from the site across the
surrounding bushland to the south and to Chatswood and the Sydney skyline beyond. However, it impacts
on accessibility around the village with many of the existing pathways precluding easy access for residents
to access the services and facilities within the site.

The site has a distinct bushland character with a band of native vegetation within the front setback to
Stanhope Road and scattered landscaping and tree planting across the site.

Figure 1: Subject site (Source: Mecone Mosaic)

2.2 Existing development

The site is currently developed as the Lourdes Retirement Village which was constructed in 1983. The
existing retirement village comprises the following:

e Residential aged care facility (83 beds)

e A prayer chapel (Headford House)

e Administration building and community centre and pool facilities
e Serviced apartments (49 serviced apartments)
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e Independent living units comprising attached and semi-detached dwellings (108 units)
e Croquet lawn and BBQ facilities.

The aged care facilities, services apartments and other services and facilities are located to the north of the
site fronting Stanhope Road. The independent living units are spread across the southern portion of the
site. Many of the independent living units have private gardens and balconies to the front or rear of the
dwelling with a mix of garage and on-street car parking.

Headford house, whilst not being heritage listed has been assessed as having local historical value and
contributes to the local streetscape and character.

The existing buildings on the site are generally 2-4 storeys in height with a brick masonry character.

f

i,

Figure 2: Existing site layout

2.3 Existing access

The main entry to the village is via an intersection on Stanhope Road. Two secondary entries are located
further along Stanhope Road on the eastern boundary of the site which are used for emergency and
resident parking access.

Two concentric loop roads provide access within the site and are connected via a series of secondary roads.
First Avenue is a one-way internal loop road which provides access to the upper portion of the site and
vehicular entries to the existing residential aged care facility, chapel and administration buildings, and
services parts of the independent living unit areas.

Lourdes Avenue is the secondary loop road south of First Avenue providing access to the independent living
units within the lower portion of the site.
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2.4 Surrounding land uses

The subject site forms the south-eastern extent of Killara and sits within a low density residential suburban
and bushland context.

It has substantial bushland interfaces with bushland being located to the south-west, south, east and north-
east of the site. This includes Seven Little Australians Park located to the south and Swain Gardens to the
south-west. The bushland forms remnant vegetation along a tributary of the Gordon Creek which flows to
middle harbour. This bushland poses a bushfire threat with the site and surrounds and is identified as
bushfire prone land.

To the north and west of the site the areas is characterised by low density residential dwellings on large lots
with generous setbacks and a leafy character. A single dwelling lot at 91 Stanhope Road shares a direct
interface with the site. It is located to the west of the site and currently adjoins existing water tanks and a
car park adjacent to Headford House. A number of dwellings are also located directly adjacent to the site
on the northern side of Stanhope Road which sit down slope of the existing retirement village.

2.5 Local context

The subject site is situated within the Ku-ring-gai Local Government area in Sydney’s upper north shore. It is
located approximately 1.4km from Killara Train Station and 1.7 from Lindfield Station on the T1 North Shore
and Western Line and the T9 Northern Line which provides access to Chatswood, the Sydney CBD and the
wider metropolitan transport network. Bus route 556 provides access from the site to Lindfield Station. The
Eastern Arterial Road is located to the north-west of the site and provides road access to the north and
south of the site connecting to the wider regional road network.

The nearest local services and facilities are located in Lindfield local centre which includes supermarkets, a
post office, a library, chemists and medical and dental services. District level shopping, services and
facilities are located in Chatswood approximately 5km travel distance.
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Figure 3: Local context
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3 Strategic planning context

3.1 Greater Sydney Region Plan

The final Greater Sydney Region Plan, A Metropolis of Three Cities was released by the Greater Sydney
Commission in March 2018. The Plan is built on a vision of three cities where most residents live within 30
minutes of their jobs, education and health facilities.

It establishes directions, objectives and actions to achieve the 40-year vision which are focused around
infrastructure and collaboration, liveability, productivity and sustainability. The Greater Sydney Region Plan
aims to provide ongoing housing supply and a range of housing types in the right places to create more
liveable neighbourhoods and support Sydney’s growing population.

The Plan identifies five districts which make up the Sydney Region. The site is located within the North
District.

The proposal supports a number of the objectives of the Plan including:

e Objective 7— Communities are healthy, resilient and socially connected

e Objective 10 — Greater housing supply

e Objective 11 — Housing is more diverse and affordable

e Objective 27 — Biodiversity is protected, urban bushland and remnant vegetation is enhanced
e Objective 30 — Urban Tree Canopy is increased.

The aspirations of the Plan are further considered and expanded in the North District Plan which is
discussed in Section 3.2 below.

3.2 North district plan

The North District Plan has been developed to support the Greater Sydney Region Plan. The 20-year District
Plan seek to manage growth in the context of economic, social and environmental matters to achieve the
40-year vision for Greater Sydney. It contains planning priorities and actions for implementing the Greater
Sydney Region Plan at the district level and is a bridge between regional and local planning.

The North District Plan includes a number of Planning Priorities and Actions which are highly relevant to the
site which are discussed below.

Planning Priority N3: providing services and social infrastructure to meet people changing needs
Under this Planning Priority the Plan sets out the following which highlights the high demand for Seniors
Housing which is anticipated in the area:

The District is expected to see an 85 per cent proportional increase in people aged 85 and over, and
a 47 per cent increase in the 65-84 age group by 2036. This means 20 per cent of the District’s
population will be aged 65 or over in 2036, up from 16 per cent in 2016.

The local government areas of Hornsby, Ryde, Ku-ring-gai and Northern Beaches will have the
largest projected increase in the 65 - 84 age groups.

More diverse housing types and medium density housing, as well as the design of walkable
neighbourhoods, will create opportunities for older people to continue living in their community,
where being close to family, friends and established health and support networks improves people’s
wellbeing.
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The proposal will deliver renewal of aging seniors housing as well as new supply of seniors housing in the
local area.

Planning Priority N5: providing housing supply, choice and affordability, with access to jobs, services and
public transport
Under this Planning Priority the plan highlights the following housing demands for the District:

Planning for housing needs to consider the type of dwellings required to respond to expected
changes in household and age structures. The number of single-person households is expected to
increase by 31,750 to 2036. The number of single-parent and couple-only households in particular,
is also expected to increase by 2036. This requires more smaller homes, group homes, adaptable
homes of universal design and aged care facilities.

An action is also included under this Planning Priority requiring each council within the District to prepare a
local housing strategy to address the delivery of identified housing targets. The Plan sets out principles to
be addressed in the preparation of housing strategies including the following principle which highlights the
importance of providing a mix of housing types to accommodate a range of household types, including
seniors housing:

Diversity: including a mix of dwelling types, a mix of sizes, universal design, seniors and aged care
housing, student accommodation, group homes, and boarding houses.

The proposal to renew and increase the seniors housing in this location will contribute to the local dwelling
supply, whilst enhancing the diversity of housing and providing accommodation for seniors, including those
living locally and seeking to downsize and ‘age in place’. The proposed medium density housing will also
contribute to housing diversity in the local area noting the prevalence of large single dwelling housing, and
the recent development of predominantly apartments within the local centres.

Planning Priority S6: Creating and renewing great places and local centres and respecting the District’s
heritage
This planning priority includes an action to:

Use a place-based and collaborative approach throughout planning, design, development and
management, deliver great places by:

e prioritising a people-friendly public realm and open spaces as a central organising design principle

e recognising and balancing the dual function of streets as places for people and movement

e providing fine grain urban form, diverse land use mix, high amenity and walkability, in and within a 10-
minute walk of centres

e integrating social infrastructure to support social connections and provide a community hub

e recognising and celebrating the character of a place and its people.

The proposal will deliver the renewal of social housing to provide for improved amenity and walkability
with the site. The proposal also responds to the character of the place through respecting the local heritage
and built form context and retaining the landscape character of the site.

Planning Priority S17: Increasing urban tree canopy cover and delivering green grid connections

This Planning Priority includes an to expand urban tree canopy in the public realm. The proposal seeks to
retain and protect the tree canopy within the site, particular along the frontages to the public domain, with
166 trees to be retained including 79 high value trees.

Additional tree planting within the site will be limited by bushfire protection measures.
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Planning Priority S20: Adapting to the impacts of urban and natural hazards and climate change

This priority includes an action to avoid locating new urban development in areas exposed to natural and
urban hazards and consider options to limit the intensification of development in existing urban areas most
exposed to hazards.

Bushfire hazard has been considered in detail in Section 9.3.5 and it is noted that the NSW Rural Fire
Service has advised that it has no objection to the Planning Proposal proceeding on the basis of the Bushfire
Engineering Design Compliance Strategy which forms part of the Bushfire Assessment at Appendix E.

3.3 Ku-ring-gai Local Strategic Planning Statement

The Ku-ring-gai Local Strategic Planning Statement (LSPS) was adopted by Council in March 2020 and plans
for Ku-ring-gai's economic, social and environmental land use needs to 2036.

The LSPS highlights that the over 65 population will grow significantly with over 10,000 additional residents
within this age group by 2036, accounting for almost 50% of the overall population growth. The LSPS notes
that the area has a high aging population and highlights the need to investigate housing provision for this
age group to enable ageing in place, including through consideration of LEP clauses that support housing
for the aged. The LSPS includes the following relevant planning priorities:

e K3. Providing housing close to transport, services and facilities to meet the existing and future
requirements of a growing and changing community

e K4. Providing a range of diverse housing to accommodate the changing structure of families and
households and enable ageing in place

e K40. Increasing urban tree canopy and water in the landscape to mitigate the urban heat island effect
and create greener, cooler places

e K43. Mitigating the impacts of urban and natural hazards.

The LSPS includes an action to undertake a housing strategy to inform the long term strategy for delivery of
housing across the LGA.

The Planning Proposal directly aligns with the objectives of the LSPS as it by providing additional seniors
housing and medium density housing within the LGA, retaining tree canopy where possible and providing
high quality landscaping, and improving the mitigation of bushfire risk.

Further consideration is given to the Ku-ring-gai Housing Strategy below.

3.4 Ku-ring-gai Housing Strategy

The Ku-ring-gai Housing Strategy was adopted by Council in October 2020 and referred to DPIE for approval
in December 2020. The Housing Strategy highlights the following in relation to delivering housing in the
LGA over the life of the strategy.

e AsofJune 2020 3,179, dwellings have been delivered to meet the 0-5 year housing target of 4,000
dwellings

e The LSPS it has a 6-10 year target of 3,000 to 3,600 dwellings

e There is a residual capacity within the existing planning controls of 2,700 dwellings on sites currently
zoned R3, R4, and B4. This dwelling yield will meet the 0-5 year dwelling target with any remaining
capacity contributing to the 6-10 year target

e Residual capacity within the current planning controls will be supplemented by the delivery of seniors
housing and alternative dwellings such as secondary dwellings, group homes and boarding houses
where permissible.
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The housing strategy is yet to be endorsed by DPIE, however it is considered that the delivery of increased
seniors housing and medium density housing in this location could make an important contribution to
delivering the 6-10 year housing target.
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4 Statutory planning context

4.1 Ku-ring-gai Local Environmental Plan 2015

The principle planning instrument which applies to the site is the Ku-ring-gai Local Environmental Plan 2015
(Ku-ring-gai LEP). The site is zoned R2 Low Density Residential under the Ku-ring-gai LEP. The R2 zone
includes the following objectives:

e To provide for the housing needs of the community within a low density residential environment

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

e To provide for housing that is compatible with the existing environmental and built character of Ku-
ring-gai.

Dwelling houses and secondary dwellings are permissible in the zone but all other residential
accommodation uses are prohibited including seniors housing, attached dwellings, semi-detached dwellings
and multi-dwelling housing.

Whilst the Seniors Housing SEPP permits seniors housing on land zoned for urban purposes, where it would
otherwise be prohibited by an LEP, this is restricted to a height of 8m in zones such as the R2 zone where
residential flat buildings are not permitted.

Under the Ku-ring-gai LEP a maximum building height of 9.5m and a maximum floor space ratio of 0.3:1
apply to the site.

This Planning Proposal seeks to amend the Ku-ring-gai LEP to facilitate the proposed development, as
outlined in Section 7.

The Ku-ring-gai LEP also identifies includes a number of other provisions of relevance to the site as outlined
below:

e Acid sulphate soils: the site is identified as class 5 acid sulphate soils.

e Heritage: the site is not identified as having any heritage values. However the Crown Blocks Heritage
Conservation Area (C22) is located to the south, east and west and the Seven Little Australian’s Park
heritage item is located to the south and east (Item 1100)

e Bushfire: The majority of the site is identified as Bushfire Prone Land — Buffer with the southern
peripheries and the adjacent bushland being Bushfire Prone Land — Vegetation Category 2

e Biodiversity: the southern and eastern peripheries of the site and the adjacent bushland is identified as
natural resources — biodiversity.

These matters are addressed in Section 9.3 of this Planning Proposal.

4.2 Ku-ring-gai Development Control Plan

The Ku-ring-gai Development Control Plan 2015 (Ku-ring-gai DCP) sets out development controls for the Ku-
ring-gai LGA and applies to the subject site. It includes controls relating to bushfire hazard, biodiversity,
heritage, access and parking, sustainability and water management which will apply to development at the
DA stage. It does not include controls specific to seniors housing development. Whilst it includes controls
specific to medium density housing it is proposed that site specific controls are developed for these uses
given the specific site constraints and the advice of the Panel.

A draft site specific DCP has been prepared to outline development controls which would apply to the site,
which could be included within the Ku-ring-gai DCP (see Section 5.5).
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The proposal

A revised lllustrative Master Plan has been prepared by Plus Architecture with input from Arcadia to inform
a revised Planning Proposal which addresses the recommendations of the Sydney North Planning Panel.
The lllustrative Master Plan has been developed for the entirety of the Lourdes Retirement Village and
would deliver:

e A new seniors housing development on the flatter land at the northern portion of the site comprising
approximately:

141 independent living units
A new aged care facility with 110 beds
1,400sgm of internal communal space

e Medium density development of the southern portion of the site comprising approximately 63 town
houses.

The lllustrative Master Plan is shown at Figure 4 and highlights the location of the following key features:

1)
2)
3)

4)

5)

6)

7)

New central village ‘Main Street’ for improved access and functionality across the site.
Community centre and facilities at grade adjacent to new improved Main Street.
Village green and community event space located adjacent to community facilities

Upgrade of the front and side garden of Headfort House (Chapel) including the relocation of the
existing Grotto and a new pavilion for outdoor functions.

Provision for a new residential aged care facility

Retention of existing native vegetation along Stanhope Road along the northern boundary of the
site.

Residential Townhouse precinct.
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Figure 4: lllustrative Master Plan

5.1 Built form and height

The seniors housing is within a series of buildings ranging from three to six storeys. Buildings would be
setback behind a generous landscaped buffer with three and four storey building elements located closest
to Stanhope Road minimising visual impacts from the street. A generous 10m setback is also proposed from
a four storey building to the neighbouring property boundary to the west, mitigating any impacts on the
adjacent single dwelling use.

The tallest and most prominent buildings are located centrally within the site and feature highly articulated
massing forms which terrace down to three storeys to the south to take advantage of the significant
bushland views to the south and east and creating a transition of scale between the higher density seniors
housing and the medium density housing precinct.

The stepping down also minimises the overshadowing impact between the larger scale buildings over the
medium density housing.

A major feature of the master plan is the retention of the existing Chapel building and the proposal for a
large open space at the entry to new development off the main street making it a focal point for the
community as a place to socialise and interact.
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The medium density housing would comprise townhouses of up to three storeys which are stepped into the
slope of the landscape to create built form massing that reads visually as two storey expressions when
viewed from the northern access road and pedestrian pathway.

P

oo g
2 STOREY

3 STOREY

4 STOREY
5 STOREY

Figure 5: Building height and form
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Figure 6: Site cross sections

5.2 Landscaping and communal space

The proposal provides for extensive landscaped area which provides for generous building separation
distance and high quality outlook as well as a series of communal open spaces within the seniors housing.
Trees will be retained within the site were possible as discussed in further detail in Section x.

The Landscape Master Plan is shown at Figure 7 and highlights the following areas of communal space:

e Headfort House Gardens: New formal garden, pavilion for small events and meandering pathway
provide access to Lady of the Lourdes Grotto (shown as Item 2).

e Lady of the Lourdes Grotto: New reflection garden adjacent to chapel. Relocated statues and paved
area to provide place of reflection for residents and visitors (shown as Item 3).

e The Village Green: Open, flexible landscape for active and social activities including covered BBQ area,
level lawn for group exercises and circuit track the daily walk (shown as Item 6).

e Dementia Garden: Sensory garden with walking loop, seating and elements that bring residents and
family together (shown as Item 7).
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Figure 7: Landscape Master Plan

5.3 Traffic and access

The proposal would deliver a new road network within the site which defines the seniors housing and
medium density housing precincts.

Internal circulation of the seniors housing would be largely via the ‘main street’, activated by the seniors
housing village and central community club that forms the heart of the village precinct. The new main
street forms the central ‘loop’ that connects back to the end of Stanhope Road. The Main Street will
accommodate the existing bus route through the Seniors Housing development with two bus stops
proposed to be located within the site.

The renewed First Avenue would service the proposed residential precinct and form an outer circulation
loop from which residents can access their townhouses.

This arrangement means that service vehicles for the residential aged care facility would access via the
main street, with the outer circulation route being reserved for residential traffic thereby minimising traffic
impacts on adjoining neighbours.

An east-west pedestrian connection would also be provided between the seniors housing and the medium
density housing to define the two precincts. The proposed road alignments also provide for significant
improvements in pedestrian gradients across the site, but particular for the seniors housing which is
located on the flatter area on the ridge.
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The existing Lourdes Avenue will become a service trail that forms a buffer between the surrounding
bushland and the proposed masterplan. Its proximity to the bush makes it an ideal nature trail for precinct
residents.

Car parking for the seniors housing would be provided within a single basement level accessed via the new
main street for the Residential Aged Care Facility and from the realigned First Avenue for the Independent
Living Units. On-grade parking spaces and garages would be provided for guests and residents of the
residential precinct from of the realigned First Avenue loop road.

An upgrade to the existing two-way entry off Stanhope
Road and basement entry to RAC

Creation of a road loop (via Main Street which is easily
accessible by residents and capable of suppeorting bus
sarvices through the site.

A new secondary vehicular entry from Stanhope Road

(East)

" @ On-Grade carpark entry for ILU residents off First Avenuel™

! Provision for on-grade garages & visitor parking for
townhouse residents on First Ave

@ Conversion of existing Lourdes Ave to a unsealed service|
trail suitable for bushwalking and bushfire services.

@  RESIDENTIAL ACCESS
| [rre——
ACCESS

@ SERVICE TRAL ‘

e W vl

Figure 8: Vehicular circulation plan

5.4 Proposed LEP Amendments

To facilitate renewal of the site the Planning Proposal seeks to amend the Ku-ring-gai LEP as follows:

o Rezone the site from R2 Low Density Residential to R3 Medium Density Residential
e Amend the maximum height of buildings from 9.5m to heights ranging from 9.5m to 22m
e Amend the floor space ratio (FSR) control from 0.3:1 to 0.75:1.

This is discussed in further detail in Section 7.
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5.5 Proposed DCP Amendments

A draft site specific DCP (Appendix K) has been prepared to outline detailed built form controls which
would guide future development on the site, and including controls relating to the following:

Land use and site layout

Site setbacks

Landscaped area and communal open space requirements

Building design for the seniors housing

Built form and landscaping controls for the medium density housing
Access, movement and parking

Topography and earthworks

Bushfire management.
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6 Objectives and intended outcomes

The objectives and intended outcomes of the proposal are as follows:

To amend the planning controls which apply to the Lourdes Retirement Village to facilitate renewal of
the existing facility to provide for contemporary, high quality accommodation and facilities with a high
level of amenity and accessibility.

To provide for increased supply of high quality seniors housing and medium density housing to meet
growing demand.

To provide quality private communal facilities and communal open space for the seniors housing
community

To provide for extensive landscaped areas to retain landscape character of the site and provide for high
quality outlooks.

To provide a new road layout that facilitates safe, convenient and legible access within the site and to
the surrounding area and a high level of connectivity and amenity for pedestrians.

To positively respond to the site features, including the bushland fringe and steep topography.

To positively respond to the surrounding low density residential built form context and minimise any
amenity impacts on adjacent dwellings.

To allow for restoration and preservation of Headford House.

To ensure bushfire risks are appropriately mitigated.
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7 Explanation of provisions

The Planning Proposal seeks to achieve the intended outcomes outlined at Section 6 by amending the Ku-
ring-gai LEP to rezone the site from R2 Low Density Residential to R3 Medium Density Residential to allow
the following uses to be permissible with consent:

e Seniors housing

e Multi-dwelling housing

e Attached dwellings

e Semi-detached dwellings.

Under the R2 zone the following objectives would apply which are consistent with the proposal:

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

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

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

e To provide a transition between low density residential housing and higher density forms of
development.

Amendments are also sought to the built form controls under the Ku-ring-gai LEP as follows:

e Amend the maximum height of buildings from 9.5m to heights ranging from 9.5m to 22m
e Amend the floor space ratio (FSR) control from 0.3:1 to 0.75:1.

The amendments would be made by updating the Land Use Zoning map, Height of Buildings map and Floor
Space Ratio map under the LEP as shown in Section 8.
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8 Mapping

The Planning Proposal requires changes to the and Use Zoning map, Height of Buildings map and Floor
Space Ratio map in the Ku-ring-gai LEP as shown in Figure 9 to Figure 11.

Legend

Neighbourhood Centre [R1] General Residential

[B2] Local Centre [R2] Low Density Residental
[BA4] Mixed Use [B3] Medium Density Residential
Business Park [BB&] High Density Residential
[[E7] National Parks & Nature Reser Large Lot Residential
[E2] Environmental Conservation [REf Public Recreation

[E4] Environmental Living Special Activities

[R1] General Residential [SP2] Infrastructure

Figure 9: Proposed zoning map
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Figure 10: Proposed height of buildings map
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Figure 11: Proposed FSR map
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9 Justification

This section sets out the justification for the Planning Proposal and addresses key questions to consider
when demonstrating the justification as outlined in A Guide to Preparing Planning Proposals (Department
of Planning, Industry and Environment 2016).

9.1 Need for the planning proposal

Q1. Is the Planning Proposal a result of any strategic study or report?

No, however the Planning Proposal is consistent with the key objectives of the Greater Sydney Region Plan
and North District Plan particularly those relating to increasing supply of housing supply, seniors housing
and mitigating natural hazards as outlined in Section 3.

The proposal is also consistent with the Ku-ring-gai LSPS which identifies the need for additional housing to
enable aging in place (see Section 3.3).

Q2. Is the Planning Proposal the best means of achieving the objective or intended outcomes or is
there a better way?

Yes, the Planning Proposal is the best means of achieving the objectives and intended outcomes.

The issues covered by this Planning Proposal relate to statutory issues under Part 3 of the Environmental
Planning and Assessment Act 1979. The Planning Proposal is the only mechanism that can achieve the
objectives and intended outcomes related to the Site.

9.2 Relationship to Strategic Planning Framework

Qs. Is the Planning Proposal consistent with the objectives and actions of the applicable regional or
sub-regional strategy (including the Sydney Metropolitan Strategy and exhibited draft strategies)?

The Planning Proposal is consistent with the Greater Sydney Region Plan and the North District Plan as
outlined in Section 3.1 and 3.2 respectively.

Q4. Is the Planning Proposal consistent with a council’s local strategy or other strategic plan?
The Planning Proposal is consistent with the Ku-ring-gai LSPS as outlined in Section 3.3.
Q5. Is the Planning Proposal consistent with applicable State Environmental Planning Policies

An analysis of the consistency of the proposed amendments with relevant State Environmental Planning
Policies (SEPPs) is listed in Table 1.

Table 1: Analysis against State Planning Policies

Policy Assessment

SEPP 55 SEPP 55 introduces planning controls for the remediation of contaminated land. The subject site
Remediation of | is proposed to be rezoned as part of this Planning Proposal, however the proposed
Land redevelopment of the site will be for the purpose of seniors housing and medium density

housing and will therefore continue residential land uses on the site.

As the rezoning of the site will not result in a change of land use and that residential is already
permissible, no further consideration of SEPP 55 is required at this stage.
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Policy Assessment

SEPP Housing
for Seniors and
People with a
Disability

The Seniors Housing SEPP aims to encourage provision of seniors housing by setting aside local
planning controls where development meets specified criteria and standards.

The subject site is currently zoned R2 Low Density Residential and ‘seniors housing’ is
prohibited. As part of this Planning Proposal, the site is proposed to be rezoned to R3 Medium
Density Residential to allow seniors housing as a use permissible with consent. As the R3 zone
facilitates the proposed land use, the local planning controls will not prevent the development
of housing for seniors and as such, it is considered that SEPP Seniors will not apply to future
seniors housing development on the site.

Notwithstanding the proposal can meet key objectives of the SEPP including access to facilities
and design principles.

SEPP 65 Design

SEPP 65 seeks to promote good design of apartments through the establishment of the

Quality of Apartment Design Guide (ADG).

Residential

Apartment SEPP 65 and the ADG apply to Seniors Housing and accordingly the lllustrative Master Plan

Buildings which has informed the Planning Proposal has been developed to be compliant with key criteria
of the ADG.

Sydney Regional | The Sydney Harbour Catchment SREP is a deemed SEPP which applies to land within the Sydney

Environmental
Plan (Sydney

Harbour Catchment and is applicable to the site due to its proximity to Middle Harbour located
approximately 2kms in the site’s east. The relevant aims of the SREP, as provided by Clause 2(1),

Harbour are:

Catchment)

2005 e To ensure that the catchment, foreshores, waterways and islands of Sydney Harbour are

recognised, protected, enhanced and maintained
e To ensure a healthy, sustainable environment on land and water
e To achieve a high quality and ecologically sustainable urban environment.
This Planning Proposal is consistent with the SREP as it aims to protect and enhance identified
environmentally sensitive lands and waterways and implement appropriate planning provisions.
Future development will comply with Council’s stormwater management controls including on-
site detention, water sensitive urban design principles as stipulated in Ku-ring-gai Council’s
Water Management DCP.
Qeé. Is the Planning Proposal consistent with the applicable Ministerial Directions?

The proposal is consistent with all relevant Ministerial directions under Section 9.1 of the Environmental
Planning and Assessment Act 1979 (previously Section 117).

An assessment of the proposal against the applicable Section 9.1 directions is supplied in Table 2.

Table 2: Analysis against Ministerial Directions

Ministerial Direction \ Assessment

2. Environment and heritage

3.1 Heritage conservation

The direction sets out that a Planning Proposal must include provisions to
facilitate heritage conservation.

The site is not currently subject to any statutory heritage listings. A heritage
item and heritage conservation area is identified on adjacent land. The
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Assessment

proposal has responded to the heritage context as outlined in Section 9.3.6
and the relevant heritage controls of the Ku-ring-gai LEP will apply at the DA
stage.

Consideration has also been given to the heritage value of Headford House and
whilst this is considered to have some historic value it is not considered to be
of a significant value to be locally listed. This is discussed further within Section
9.3.6. Notwithstanding Headford House is proposed to be retained.

3. Housing, infrastructure and urba

n development

3.1 Residential zones

The direction requires the relevant planning authority (RPA) to ensure that a

Planning Proposal relating to residential land must include provisions to:

e  Broaden the choice of building types and locations available in the housing
market

o Make more efficient use of existing infrastructure and services

e  Reduce the consumption of land for housing and associated urban
development on the urban fringe, and

e Be of good design.

The Planning Proposal will facilitate the delivery of high quality seniors housing
and medium density housing to meet the needs of the existing and future
community in the Ku-ring-gai LGA. The development will increase housing
supply and improve the choice of dwelling type available.

The Planning Proposal will make efficient use of existing transport
infrastructure as the site is located close to Killara Train Station (approximately
1.4km and Lindfield Station (approximately 1.7km) and is serviced by bus route
556, which links Lourdes Village with Lindfield Train Station in 6 mins.

The site is an existing retirement village and as such the proposed
development will increase residential density without impacting the urban
fringe.

High quality design of the site has been presented by the Illustrative Master
Plan and will be guided by the Site Specific DCP.

3.4 Integrating land use and
transport

The direction requires the RPA to ensure that the Planning Proposal includes
provisions consistent with the principles of Integrating Land Use and Transport
as outlined in key polies and guidelines.

The site is located close to existing transport infrastructure including Killara
and Lindfield train stations and a bus route which passes through the site.
The Planning Proposal will enable the intensification of seniors housing and
new medium density housing in a well-connected site and encourage use of
public transport.

4. Hazards and risks

4.1 Acid Sulfate soils

The direction requires the RPA to prepare an acid sulfate soils study where it
proposes an intensification of land uses on land identified as having a
probability of containing acid sulfate soils.

The site is identified as being subject of Class 5 acid sulphate soils which
requires an Acid Sulphate Soils Management Plan for works within 500 metres
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of adjacent Class 1, 2, 3 or 4 land that is below 5 metres Australian Height
Datum and by which the watertable is likely to be lowered below 1 metre
Australian Height Datum on adjacent Class 1, 2, 3 or 4 land.

The site is well beyond 500m of Class 1, 2, 3 or 4 land however the need for an
Acid Sulfate Soils Management Plan would be further considered at DA stage.

4.4 Planning for Bushfire This direction applies to a planning proposal in proximity to bushfire prone
Protection land. It requires consultation with the NSW Rural Fire Service (RFS) following a
Gateway decision and prior to public exhibition.

The direction sets out requirements to ensure that bushfire hazard is
appropriate managed.

Consultation has been carried out with Rural Fire Services who have advised
that it has no objection to the Planning Proposal proceeding on the basis of the
Bushfire Engineering and Design Compliance Strategy.

7. Metropolitan Planning

7.1 Implementing the Plan for This direction requires the RPA to ensure that a Planning Proposal is consistent
Growing Sydney. with A Plan for Growing Sydney. A Plan for Growing Sydney was superseded by
the Greater Sydney Region Plan in March 2018.

The proposal has been considered against the Greater Sydney Region Plan and
the supporting North District Plan in Section 3.

9.3 Environmental, social and economic impacts

Q7. Is there any likelihood that critical habit or threatened species, populations or ecological
communities, or their habitats, will be adversely affected as a result of the proposal?

No — see further consideration below.

9.3.1 Ecological impacts

An Ecological Assessment has been prepared by ACS Environmental to consider the potential ecological
impacts of the proposal which concluded that there are no threatened species, ecological communities or
populations occurring at the subject site.

A summary of the key findings of the assessment is provided below:

e The subject site has been extensively modified in relation to natural vegetation structure and floristics
with formal garden beds and landscaped areas of planted and established trees.

e Established trees have been planted mainly along the surrounding boundaries of internal roadways and
grassy garden areas and include locally-occurring and non-locally occurring indigenous species as well
as exotic ornamental species.

e No trees occurring at the subject site were observed to contain hollows or spouts that would provide
sheltering or breeding habitat for any avian species, arboreal mammals or microbats.

e A small copse of two Turpentine trees and one individual of Sweet Pittosporum (Tree Numbers 44, 45 &
46) may have been derived from genotypes of these tree species that occurring in a former distribution
of Sydney Turpentine Ironbark Forest (STIF) (Figure 4). However, this small group of trees are not
component of a structured and floristically diverse assemblage of STIF and it is concluded that their
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proposed removal can be compensated for by landscaped plantings of several saplings of Turpentine,
derived from local provenance, in suitable areas of the redevelopment.

In relation to locally-occurring indigenous trees within the garden beds or other landscaped areas
within the subject site, this vegetation does not contain any threatened flora species or threatened
ecological communities and it is considered that any proposed redevelopment of the site will have no
significant impact on any species or ecological community.

All of the locally-occurring indigenous trees proposed for removal to facilitate the development are
mostly landscaped plantings and occur commonly in surrounding local parks and reserves. However, it
is recommended to utilise these species in any landscape plan which includes Sydney Red Gum,
Blackbutt, Red Bloodwood, Broad-leaved Scribbly Gum, Rough-barked Apple and Forest Oak.

The recommendations of the Ecological Assessment can be further addressed at DA stage.

Q8.

Are there any other likely environmental effects as a result of the Planning Proposal and how are

they proposed to be managed.

9.3.2 Overshadowing and solar access
A detailed solar analysis forms part of the Urban Design Study which demonstrates that:

There would be no overshadowing impact on the adjacent dwelling houses (see Figure 12)
Overshadowing of the principle private open space directly to the rear of the adjacent dwellings would
be minor with overshadowing largely limited to the lower portions of these back gardens before 11am
in midwinter (see Figure 12)

The proposed seniors housing has been oriented such that the majority of open spaces will receive
more than two hours of sunlight during the winter solstice

80% of the independent living units would be above to achieve a minimum of 2 hours solar access in
midwinter exceeding the Apartment Design Guide requirement of 70%

Townhouses proposed within the residential precinct generally enjoy high levels of solar amenity,
though overshadowing occurs to dwellings immediately south of Independent Living Unit building 2A.
These dwellings do not receive the required 3-hours of direct sunlight to living spaces (Ku-Ring- Gai DCP
for multi-dwelling housing), but enjoy south-facing bushland views. It is noted that some considerations
in future detailed design phases would promote solar access to these townhouses. They include:

— Considered orientation of living spaces and their placement on upper levels of each townhouse
—  Placement of living and communal spaces on above-ground storeys
—  Skylights, provision of high-ceilings and window heads to allow deep sunlight penetration.

On this basis it is considered that the proposal has appropriately responded to solar access for the purposes
of the Planning Proposal, with more detailed assessment to be undertaken in accordance with the
provisions of the Site Specific DCP and relevant sections of the Ku-ring-gai DCP.
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Figure 12: Shadow diagrams - midwinter

9.3.3 Visual impact and privacy
It is considered that the proposal will provide for an appropriate level of privacy through the following:

e  Provision of a minimum 10m setback to the western boundary which adjoins an existing residential use

e Provision of a landscaped setback to the front boundary which will screen any overlooking of the
adjacent residential uses

e Application of Apartment Design Guide separation distances throughout the seniors housing
development

e Appropriate layout and window orientation for the medium density housing.

A visual impact assessment has also been undertaken as part of the Urban Design Study to consider the
impacts of the proposal on the surrounding area. This included analysis of a serious of views from the
public domain and from private properties as shown at Figure 13 and was carried out in accordance with
the planning principles set by the NSW Land and Environment Court in the case Rose Bay Marina Pty Ltd v
Woollahra Municipal Council 2013/1046.
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Figure 13: Visual impact assessment — view locations

Visual impact from these viewpoints was considered to be negligible or nil with the buildings entirely
obscured from view by vegetation, existing buildings or topography. This is with the exception of the
following views where the impact was identified as low because the majority of the development would be
screened by vegetation, existing buildings and/or topography.

e Eastern Arterial Road North (Location 1)

e Stanhope Road / Rosebery Road (Location 3)
e Stanhope Road (Location 6 and 7)

e Lindfield Cricket Oval (location 12).

The two viewpoints from Stanhope Road are considered to have the greatest impact (see Figure 14 and
Figure 15) however it is clear from these diagrams that the visual impact would be not be significant and
that the streetscape character would be able to be maintained.
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Figure 15: Visual impact assessment — Location 7 Stanhope Road
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9.3.4 Arboricultural impact
A revised Arboricultural Impact Appraisal and Method Statement has been prepared by Naturally Trees
(Attachment D).

The Statement provides an assessment of 394 trees located within and adjacent to the subject site. It
provides an assessment of their importance and identifies trees to be retained and trees to be removed as
part of the proposed development.

The assessment identified that of the 349 trees, 164 were considered to have a high value trees and 230 a
low value.

The Statement finds that the proposed development will necessitate the removal of:

e 85 high category trees which are considered moderate to high significance and display good health and
condition

e 148 trees of low and very low retention value none of which are considered significant or worth of
special measures to ensure their protection. Of the 148 trees, 69 are exempt from Ku-ring-gai Council’s
Tree Preservation Order.

The proposal allows for retention of the majority of trees towards the front of the site within a landscaped
front setback, minimising visual and streetscape impacts.

The Statement recommends that consideration could be given to replacement planting of significant trees
within the site and on nature strips. This will be further addressed at DA stage.

It also notes that the many of the high category trees to be retained are positioned relatively close to the
proposed development and as such sensitive tree construction measures must be implemented during
development. Mitigation measures are outlined in the Arboricultural Impact Appraisal and Method
Statement which will need to be implemented at the DA stage.

9.3.5 Bushfire
The site is identified as ‘bushfire prone land’ with the site adjoined by Category 1 Bush Fire Prone
Vegetation to the south and east with the associated buffer covering much of the site.

An updated Bushfire Assessment has been prepared by Blackash Bushfire Consulting to support the
Planning Proposal (Appendix E). This includes a Bushfire Engineering Design Compliance Strategy which
forms Appendix 2 of the Bushfire Assessment and has been supported by the NSW Rural Fire Service as the
means for designing and determining compliance.

The Bushfire Assessment made the following recommendations which would be implemented at DA stage
to ensures appropriate bushfire protection for the site:

e Any future development must be designed in accordance with the Bushfire Engineering Design
Compliance Strategy

e Any future development must comply with the aims and objectives of Planning for Bushfire Protection
2019

e Any future development must satisfy section 100B of the Rural Fires Act 1997 and obtain a Bush Fire
Safety Authority from the NSW RFS Commissioner

e A Bushfire Protection, Operations and Maintenance Plan is developed which will include an Emergency
Management and Evacuation Plan and ongoing maintenance and certification of essential bushfire
protection measures
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e Emergency management and evacuation planning is developed and implemented through a holistic
system to minimise exposure of occupants to potential high-risk bushfire events. This is based on fire
weather predictions, actual fire weather conditions and bush fire activity.

Figure 16: Bushfire Prone Land Map

The Bushfire Assessment concluded that:

e Thesite is suitable for redevelopment and has the capability to provide appropriate bushfire protection
measures which satisfy the aim and objectives of Planning for Bush Fire Protection 2019 and allow for
the issue of a Bush Fire Safety Authority under Section 100B of the Rural Fires Act 1997.

e The detailed design and compliance issues must be addressed through any future development and
associated DA approval process. Any future development must comply with the approved Bushfire
Engineering Design Compliance Strategy and obtain a Bush Fire Safety Authority (BFSA) under s100B
the Rural Fires Act 1997 (RFA).

The RFS has indicated through recent consultation that it has no objection to the Planning Proposal
proceeding.

9.3.6 Heritage

The Lourdes Retirement Village is not a listed heritage item, but is in the vicinity of a heritage item, being
the Seven Little Australians Park (the western part of the former Lindfield Park), which adjoins the subject
site to the south and east. The site also adjoins the Crown Blocks Heritage Conservation Area (C22) and the
north western portion of the site appears to fall within the HCA. Although the site is not a listed heritage
item, the original planning proposal was subject of a heritage assessment prepared by GML Heritage which
assessed Headfort House (also known as the Chapel) as being of heritage significance (Appendix E).

An updated Heritage Impact Statement has been prepared by Urbis in support of the revised proposal
(Appendix G).
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The Urban Heritage Impact Assessment outlined the following:

e Overall, the proposal is considered to have a positive impact on Headfort House and there are
opportunities to further enhance the significance of the item in the future Development Application by
providing for the conservation and restoration of the building, informed by historical documentation.

e The proposal is sympathetic to the adjacent Seven Little Australians Park. This is achieved through the
retention of the bush/ landscape character, the response to site topography in proposed development,
generous setbacks from the site boundaries and the proposed regeneration of bushland around the
southern and eastern edge to create a landscape buffer and bushland interface between the parkland
and development for the retirement village.

e The PP will not impact on the adjacent HCA noting that those aspects that contribute to the streetscape
and HCA are retained and enhanced by the subject proposal, specifically that the proposal retains
Headfort House and its garden setting and further provides for its improvement in the masterplan as
detailed above. The proposal also retains the continuous native landscape edge running along the
northern boundary of the site to Stanhope Road.

The Heritage Impact Assessment concludes the proposal appropriately responds to the heritage context
and makes the following recommendations:

e Future Development Applications must have regard for Headfort House and should seek to enhance its
contribution by restoring the principal facade and fenestration, based on historic documentation.
Heritage advice should inform proposed works and any restoration of the building.

e Detailed design of Building 2A and development in the immediate setting of Headfort House should
provide a sympathetic backdrop to the building. Heritage advice should inform proposed works and
view analysis provided.

e Future Development Applications should retain and enhance the garden setting of Headfort House,
including retention of significant cultural plantings, notably the Norfolk Island Pines. Landscaping
should create a separate curtilage and provide a buffer to adjoining development.

e Careful consideration of colours, materials and finishes will be needed for new development to ensure
that potential view impacts from the Seven Little Australians Park are mitigated.

9.3.7 Traffic and transport
A Traffic and Transport Assessment has been prepared by ARUP to support the Planning Proposal
(Appendix H).

The assessment considered the impact of the proposal on the surrounding network and in particular on the
key Werona Avenue / Stanhope Road intersection. The assessment estimates that based on the 63 town
houses and 251 apartments and aged care facility suites, the site is expected to conservatively generate up
to 912 trips per day. It highlighted that the existing condition of the intersection operates at an efficient
level of service B, and concluded that based on a conservative modelling approach, the completion of the
site is not expected to affect the key intersection of Werona Avenue / Stanhope Road.

The assessment has identified the car parking requirements for the site based on the following minimum
car parking rates under the Ku-ring-gai DCP.

e Seniors Housing (resident funded): 2 spaces per 3 self contained units plus 1 visitor space for every 5
units

e Aged care: 1 space per 10 beds (visitors) plus 1.5 spaces per 2 employees plus 1 space per ambulance
e Multi-dwelling housing (townhouses):

— 1 bedroom unit — 1 space per unit
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— 2 bedroom unit —1.25 spaces per unit
— 3 bedroom unit — 1.5 spaces per unit
—  Visitor parking — 1 space per 4 units.

The Ku-ring-gai DCP also states that: For seniors housing self contained units, additional visitor parking will
not be required if at least half the spaces for residents are unassigned and accessible to visitors.

The indicative masterplan is able to exceed the minimum car parking rates in the Ku-ring-gai DCP by
providing approximately:

e 255 parking spaces at basement levels for the seniors housing
e 126 off-street parking spaces for the townhouses
e 17 on-street parking spaces are proposed to be distributed around the site for townhouse visitor use.

The Ku-ring-gai DCP car parking rates will apply to any future development of the site and detailed car
parking arrangements will be determined at DA stage.

Q9. Has the Planning Proposal adequately addressed any social or economic effects?

9.3.8 Economic impact and demand
It is considered that the planning proposal will have a significant economic benefit for the local area as a
result of construction jobs in the short term and increased jobs in aged care in the long term.

The increased provision of additional high quality seniors housing will also have an economic benefit by
meeting the growing demand for this type of housing within the local area. The need for more seniors
housing to support ageing in place is highlighted in the North District Plan as discussed in Section 3.2.

The demand for seniors houses has also been considered in a Demand Study prepared by Elton Consulting
(Appendix 1) which looked at the changing demand for retirement village living both in terms of scale (the
guantum of demand) and nature (the characteristics demanded) and found that:

e If the rate of growth of the retirement village sector continues at the rate experienced in the last
decade, the penetration rate across Australia is projected to increase to 7.5% of over-65s by 2025
(Property Council of Australia, 2014). This increased rate, combined with the growing seniors’
population, would mean 382,000 people living in a retirement village in 2025. This is more than double
the number in 2016 (Property Council of Australia, 2014).

e In many areas (including Ku-ring-gai) a large proportion of the existing retirement village stock was built
between 20 and 40 years ago to modest standards of design and amenity (Baynes, 2015). When these
become available for resale, the price is quite affordable by local standards, though unfortunately this
is not the product sought by more affluent contemporary retirees, who wish to maintain their quality of
life. As a result, this old-style retirement housing is starting to experience falling demand, while
demand for more expensive options cannot be met (see Section 6.2).

The report concluded that that the appeal of Lourdes Village to the senior’s market is starting to decline
and has limited appeal to the emerging generation of affluent seniors in the Ku-ring-gai area and is no
longer a good match with the demand from local seniors. The renewal will provide for new seniors housing
which will meet current demand.

The provision of medium density housing will also deliver economic benefits by meeting local demand and
providing a housing product which is not widely available within the local area noting the prevalence of
large single dwellings in the area, and that redevelopment within the town centres has focused on mid-rise
apartments. The medium density housing is likely to present an attractive option for residents seeking to
downsize from large dwellings and for those seeking more affordable housing options in the area.
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The delivery of seniors and medium density housing to meet local demand will also deliver economic
benefits by providing viable options for older local residents to move out of larger family homes freeing up
supply of this type of housing.

9.3.9 Social impact

Elton Consulting has prepared an Overview of Social Effects (Appendix J) which confirms that social impacts
on the surrounding area would be minimal. It also confirms that social impacts for residents within the
development can be managed through careful planning of facilities available to residents of the seniors
housing and through careful design and management to provide for integration and co-location of the
seniors housing and the medium density housing.

Q10. Is there adequate social infrastructure for the Planning Proposal

9.3.10 Social infrastructure
It is considered that there is adequate public infrastructure to support the Planning Proposal.

This is evidenced by the supporting Traffic Impact Assessment which identifies that the proposal will not
have an unreasonable impact upon the surrounding road network and public transport. The site is well
located and seeks to utilise existing public transport infrastructure and existing road connections to the
site. Local bus route 556, operates daily from Lindfield Station to East Killara and will continue to service
the site via the proposed main street. Private bus services will also continue to be provided for the seniors
housing.

The Seniors Housing residents will have access to good onsite facilities including a café, a range of indoor
and outdoor communal facilities (BBQ area and kitchen, a library, and facilities suitable for theatrical and
cinema use). Expanded community facilities including a Community Events Space, are proposed as part of
the development. The urban design of the proposal places emphasis on usable communal outdoor spaces
that will promote social interaction, including a central “Main Street” and a village green.

The Social Impact Assessment highlights that residents of the seniors and town house development will
have access to a wide range of community infrastructure within the wider area and concludes that the
development will have minimal impact on community infrastructure beyond the site.
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10 Consideration of Planning Panel Recommendation

The Sydney North Planning Panel considered a rezoning review proposal for the site on 7 November 2018.
The Panel supported the proposal being submitted for a Gateway determination on the basis that it has
demonstrated strategic and site specific merit.

Consideration of the recommendations of the Planning Panel is outlined below.
The concurrence of Rural Fire Service (RFS) be received in relation to the proposal prior to exhibition.

NSW Rural Fire Service has advised that it has no objection to the Planning Proposal proceeding on the
basis of the Bushfire Engineering Design Compliance Strategy. The Planning Panel has confirmed that this
satisfies the requirement for concurrence. The correspondence with the NSW Rural Fire Service and the
Planning Panel are included at Appendix M.

That any master plan resolution in respect of item 1 above shall ensure that the maximum height of
buildings permitted is reduced by requiring buildings to utilise the topography and to be ‘cut into’ the
site.

A revised lllustrative Master Plan has been prepared to address the comments of the Planning Panel. This
included a review of the height and built form across the site with the building forms stepped into the
topography of the site.

This resulted in a reduction of the maximum height from 24m to 22m as well as a significant increase in the
area of the site with lower height limits of 9.5m, 14.5m and 16m (as shown in Figure 17 and Figure 18). The
approach also places lower building heights at the peripheries of the sites to manage impacts on amenity
and local character, with taller buildings of 5-6 storeys placed centrally on the site.

A comparison of the land areas to which each of the height control applies both under the original scheme
and the revised scheme is presented in Table 4.

Table 3: Comparison of height limits

Height control Previous Planning Revised Planning Proposal
Proposal Area (sqm) Area (sqm)

9.5m 23,105 32,319

11.5m 3,989 362

14.5m 0 2,363

16m 0 4,885

20.5 0 8,711

22m 10,757 3,884

24m 14,673 0
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Figure 17: Original Planning Proposal — height of buildings

Figure 18: Revised Planning Proposal — height of buildings
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That, due to the site’s location, any proposal shall be required to provide a village bus to access local
centres.

Potential for bus servicing has been accommodated within the Illustrative Master Plan with bus stops
identified at two locations along Main Street as shown in the vehicular circulation plan at Figure 8. This will
accommodate the existing public bus service to Lindfield Local Centre and train station, as well as private
bus services.

That R3 is only accessible if non-seniors housing is required as a buffer to the bushland to the south. If the
resolution of item 1 above results in no development adjacent to bush land then the R2 zone would be
more appropriate with only a change to the FSR and height being necessary.

The proposal includes seniors housing and medium density housing. These uses are prohibited under the
Ku-ring-gai LEP. Accordingly the R3 Medium Density Housing Zone is proposed to be applied across the site.

That prior to any exhibition, a site specific DCP be prepared and placed on exhibition with the Planning
Proposal.

A draft Site Specific DCP has been prepared to guide future development on the site (Appendix K).
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11 Consultation

11.1 State and Commonwealth Government agency consultation

Q11. What are the views of the State and Commonwealth public authorities consulted in accordance
with the Gateway determination

Consultation has been carried out with Rural Fire Services who have advised that it has no objection to the
Planning Proposal proceeding on the basis of the Bushfire Engineering Design Compliance Strategy.

Consultation would be carried out with other relevant State and Commonwealth public authorities
following a Gateway decision during the public exhibition of the proposal.

11.2 Community consultation

An outline has been provided below of the stakeholder engagement which has been undertaken by the
landowner, Stockland, in relation to the proposal to redevelop the site. Further consultation would be
carried out with the community during the public exhibition of the Planning Proposal.

11.2.1 Stockland stakeholder engagement

Stockland takes engagement with stakeholders seriously and has prepared a Communications and
Engagement Plan for this project to guide interactions with stakeholders. Stockland believe in proactive
engagement outside of the statutory requirements, with communication beginning with stakeholders well
before the lodgement of a Planning Proposal, and continuing through to design and construction.

Neighbours and

community

« Letter notification and
doorknock conversation

+ One on one meetings

+ 1800 info line and

Residents

* Regular meetings /
presentations
* One on one meetings

* Detailed Q&A

project email
« Information session, as
needed

Engagement with residents

Living on the site, and given their age, Stockland recognises that a proposal of this kind would mean
significant changes for residents at Lourdes. Stockland’s goal in this process is to gain their support for the
vision for the site and their feedback on the details of their future homes.

Discussions were commenced with residents about the challenges of the site and the vision to renew it in
October 2015, and Stockland have been meeting regularly with residents since this time, using detailed
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presentations to seek their feedback on the progression of the site’s master plan. Stockland have also made
themselves available to residents and their families for a number of one-on-one meetings whenever they’re
requested.

Feedback from residents has played a key role in influencing the following:

e Options for redevelopment

e Proposed staging

e Community facilities

e Design elements relating to retirement village amenity and aged care quality and services.

Stockland has also engaged considerably with the Village’s residents committee, who have been strong
advocates for the residents of the village and have provided regular feedback on the proposal as it
progressed.

To support these meetings, Stockland provided a copy of the Planning Proposal, for review, on its
lodgement. Engagement with residents will continue at regular intervals as planning for the project
progresses.

Engagement with local community

Stockland recognise the importance of engaging with our neighbours in the early stages of the planning
proposal. As part of the next phase in planning for the project, at the lodgement of this proposal Stockland
have commenced a targeted consultation program with the neighbours and a number of relevant
stakeholders.

Letters outlining the proposal and offering a meeting have been hand delivered to neighbours in proximity
to the site. For those who were not able to be talked to on the day, Stockland will be making themselves
available to meet at another suitable time. To support this, a project specific 1800 information line has
been setup and an email address created.

Stockland will also be requesting meetings from a number of key stakeholders as part of community
consultation.

These meetings are important relationship builders where Stockland hope to detail the vision for the site
and gain feedback on elements of the early design. As with the current residents, Stockland will continue to
engage and keep neighbours and key stakeholders informed as the planning proposal progresses.

This will be in addition to the minimum public exhibition periods (likely to be 28 days) anticipated to be
imposed by the Department of Planning and Environment under any forthcoming Gateway Determination

Community consultation timeline
Consultation with current residents has been undertaken including presentation of the preferred urban
design option for the site. Detail on the consultation undertaken to date is provided below.

Meeting Description Evidence
7 & 8 October 2015 Resident Meeting Meeting to gain an Refer to minutes appended at
Number 1 understanding of Attachment x.
resident likes and
dislikes.
4 & 5 November Resident Meeting Presentation back to the | Refer to presentation to residents
2015 Number 2 residents on the issues appended at Appendix L.
that they had raised in
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Evidence

11 December 2015

Resident Meeting
Number 3

Presentation to
residents of the
masterplan and design
intent with key
principles that are
important to residents
and how they have been
incorporated into the
current masterplan.

Refer to presentation to residents
appended at Appendix L.

17 October 2016

Resident Meeting
Number 4

Recap of the process
undertaken so far (what
people like and don’t like
about the village). The
planning process about
to be undertaken, the
key aspects of the
masterplan, our
commitments, timing,
next steps.

Refer to presentation to residents
appended at Appendix L.

14 November 2016

New Purchasers
Meetings

Update to new residents
on the development
process.

No presentation, informal meeting

7 December 2016

Chair of Resident
Committee (RC)
and Development
Advisor Meeting

Meeting to discuss the
development.

No formal minutes, all residents
committee meetings are minuted by
residents.

14 December 2016

Resident Meeting Number 5

Refer to presentation to residents
appended at Appendix L.

9 January 2017 Residents Meeting to discuss what | No formal minutes, all residents
Committee Briefing | will be presented at the | committee meetings are minuted by
Resident Information residents.
sessions.
23 January 2017 Presentation of Presentation to the No formal minutes or presentation

Parameter Drafts to
RC

executive committee of
the parameter drafts.

2 February 2017

Residents Committee Q&A.

No formal minutes or presentation

10 February 2017

Residents Information Session.

Refer to minutes appended at
Appendix L.
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Date Meeting Description Evidence

16 June 2017 Residents Committee Meeting. No formal minutes or presentation all
residents committee meetings are
minuted by residents.

6 July 2017 Residents Visits to Cardinal Freeman. No formal minutes or presentation
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12 Project timeline

An indicative project timeframe is set out in Table 4 below.

Table 4: Anticipated project timeline

FPD Pty Ltd

File Planning & Development Services

Task Timing

Lodge revised Planning Proposal

June 2021

Receive Gateway determination

August 2021

Completion of public exhibition and public authority consultation

October 2021

Completion of review of submissions received during public
exhibition and public authority consultation

November 2021

Assessment and finalisation of Planning Proposal

December 2021

Drafting of instrument and finalisation of mapping

January 2022

Amendment to Ku-ring-gai LEP notified

January 2022
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13 Conclusion

The Planning Proposal will facilitate the renewal of an existing retirement village and deliver new seniors
housing supply which meets current standards and market demand. | will also deliver new medium density
housing increasing housing supply and housing choice in the local area, noting the existing prevalence of
large single dwellings and the recent development of predominantly apartment dwellings within the nearby
town centres.

The proposal responds to the local character and streetscape by retention of vegetation and careful
distribution of built form across the site. It will also deliver improved management of bushfire risk on the
site.

An assessment of the potential environmental impacts of the proposal has been carried which has
concluded that:

e The proposal will not result in any ecological impacts noting that the Ecological Assessment prepared
by ACS Environmental has concluded that there are no threatened species, ecological communities or
populations occurring at the subject site.

e Asolar impact assessment has been undertaken as part of the Urban Design Study which has concluded
that the proposal will not have a significant impact on solar access in the surrounding area, and that an
appropriate level of solar access can be achieved to proposed development within the site.

e Avisual impact assessment has been carried out which demonstrates that visual impacts from all
viewpoints assessed would be nil, negligible or low with the proposed built form being either entirely or
predominantly obscured by topography, existing buildings and existing vegetation.

e An Arboricultural Impact Assessment has identified that of the 349 trees within and adjoining the site,
the proposed development will necessitate the removal of 85 high category trees which are considered
moderate to high significance and display good health and condition and 148 trees of low and very low
retention value none of which are considered significant or worth of special measures to ensure their
protection. Trees towards the front of the site are predominantly retained within a landscaped front
setback minimising visual and streetscape impacts. Mitigation measures to protect trees to be retained
are also outlined which will need to be implemented at the DA stage.

e NSW Rural Fire Service has advised that it has no objection to the Planning Proposal proceeding on the
basis of the Bushfire Engineering Design Compliance Strategy which has been prepared for the
proposal.

e The proposal would not result in any reduction in the level of service on the nearby road network.

e The indicative masterplan is able to meet the minimum car parking rates in the Ku-ring-gai DCP which
will apply to any future development of the site. Detailed car parking arrangements will be determined
at DA stage.

e The renewal of the site will have a significant economic benefit for the local area as a result of
construction jobs in the short term and increased jobs in aged care in the long term. The delivery new
seniors housing and medium density housing will also deliver economic benefits.

e An assessment of social effects has confirmed that social impacts on the surrounding area would be
minimal and that social impacts for residents within the development can be managed through careful
planning of facilities available to residents of the seniors housing and through the integration and co-
location of the seniors housing and the medium density housing.

On the basis of the information presented in this Planning Proposal report it is considered that the proposal
should be progressed to a Gateway decision and be subject of formal public consultation.
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Appendix A Urban Design Study
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Appendix B  Site Survey
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Appendix C  Ecological Assessment
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Appendix D Arboricultural Impact Assessment
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Appendix E  Bushfire Assessment
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Appendix F  Heritage Significance Assessment
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Appendix G Heritage Impact Statement
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Appendix H Traffic and Transport Study
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Appendix]| Demand Study
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AppendixJ  Social Effects Study
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Appendix K Draft Site Specific DCP
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Appendix L  Stakeholder engagement
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Appendix M Correspondence regarding RFS concurrence
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