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CONSULTING PLANNERS

PLANNING ADVICE: CLAYMORE SENIORS LIVING

1. Introduction and Summary

This report addresses the consistency of two development applications lodged with
Campbelltown City Council for 55 new seniors housing units (self-contained dwellings as in-
fill self-care housing), which are to be built in Stage 1 of the Claymore Renewal Project with
the Concept Plan approval for the Claymore Urban Renewal Project. The applications are
numbered by Council as DAs 566/2017 and 567/2017 respectively.

The two sites proposed are:

e Lot 1069 in DP1203266 - fronting Rosslyn Drive, adjoining Badgally Reserve and
adjacent to the future proposed retail centre site;

e Lot 1064 in DP1203266 - fronting Dowie Drive, with secondary frontages to Glenroy
Drive and Crowley Boulevard.

Consideration is given to the requirements for general consistency with the terms of approval
of the Concept Plan, the transitional arrangements for major projects and relevant provisions
of State Environmental Planning Policy (Housing for Seniors or People with a Disability)
2004.

2. Consistency with the Concept Plan

The Concept Plan for the Claymore Renewal Project was approved by the Minister for
Planning (via his delegate) on 24 May 2013, as described in Schedule 1 of the approval.

The Minister also determined that the project is no longer a project to which part 3A applies
and that all subsequent approvals were to be subject to Council assessment under Part 4 of
the EP&A Act. Therefore, future proposals could be considered by Council on their merits,
generally in accordance with the terms of the Concept Plan approval.

The Concept Plan was approved subject to various terms of approval and modifications in
Schedule 3. Term of approval No 2 requires the proponent to carry out the Concept Plan
generally in accordance with, relevantly, the Environmental Assessment Report
accompanying the application and the Response to Submissions and Preferred Project
Report and Appendices.

Schedule 4 of the Concept Plan approval includes further environmental assessment
requirements for applications under Part 4 of the Act. This would include development
applications and applications for complying development certificates.
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The Environmental Assessment Report accompanying the application includes the following
references of relevance:

S3.6:
“Multi-unit housing in the form of seniors housing is proposed and is expected to have
a maximum height of 2 storeys.” (emphasis added)

Comment:

This expectation in 2013 for the seniors housing built form was made well in advance
of any detailed design work being completed or any design dialogue occurring with
Campbelltown Council and the Claymore community. Accordingly, the Concept Plan
approval embodies some flexibility regarding permissible height for the seniors
housing proposals, as distinct from the predominant detached residential housing
form, to recognise that key design considerations for these units were yet to be
realised.

Subsequently, during 2016, both Council and the community strongly expressed their
design preferences for:

e Multiple lift cores to be provided within the buildings (further recognising the
need for these lifts to be economically viable through additional units);

o Resident car parking provision on site at a ratio of 1 space for each unit;

o Higher density to be provided on the approved seniors housing sites,
observing their superior access to public transport and other community
facilities.

S3.7

“It is expected that the predominant built form will be detached and attached dwelling
houses with some small lot housing forms and seniors units. The Concept Plan
envisages four additional seniors housing developments each comprising
approximately 25 units. Indicative locations for seniors housing is shown on the
Concept Plan. These may change during detailed design in response to housing
needs as assessed by Housing NSW. It is not expected that such multi-unit housing
would exceed 2 storeys in height”.

Comment:

The language in the Concept Plan approval concerning the seniors housing element
provides flexibility in advance of detailed design. Four sites are “envisaged”,
“indicative locations” that “can change” and the height “not expecting” to exceed 2
stories. Following the completion of detailed design and on-going consultation with
both Council and the community, Council’s consideration of both proposals on their
merits is possible.

S4.2.1:

“The height bulk and scale of development envisaged under the Concept Plan is
described in Sections 3.5 and 3.6. The Concept Plan envisaged development having
a height generally of 1 to 2 storeys in the form of detached and attached dwellings.
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Some multi-unit housing such as seniors housing or other forms of social housing is
also envisaged in selected locations, primarily close to the town centre and potential
public transport services. The Concept Plan envisages four additional seniors
housing developments each comprising approximately 25 units. It is not expected that
such multi-unit housing would exceed 2 storeys in height. Indicative locations for
seniors housing is shown on the Concept Plan”.

Comment:

In addition to the previous comments made concerning assessment flexibility, both
proposed sites are well serviced by public transport services (via bus).

The site on Rosslyn Drive has superior amenity, through its location next to the
recently constructed Badgally Reserve as well as through its location opposite the
future new retail centre envisaged for Claymore. Transport for NSW has also advised
that a new bus service will be commenced along Badgally Road (from Gregory Hills,
future Route 840) around Christmas 2017, well in advance of completion of the
complex in early 2019. The bus stops will be made available as part of the
forthcoming Stage 3 subdivision application for the Claymore Renewal Project.

In addition, it is worth observing that the bulk and scale of the Rosslyn Drive proposal
seeks to take advantage of this superior amenity, and to increase the density level
appropriately around the new town centre precinct. This outcome further satisfies the
Concept Plan desires for more surveillance over the adjoining Badgally Reserve as
well as greater accessibility to retail, open space and public transport services for
incumbent future residents.

The site on the corner of Dowie Drive and Glenroy Drive is already serviced by the
existing Route 880 running along Glenroy Drive (i.e. Dobell Road). The site is also
located approximately 250m from the completed Badgally Reserve.

Page 63:
State Environmental Planning Policy 65 (SEPP 65) aims to improve the design quality
of residential flat development in New South Wales.

This Policy applies to development for the erection of a new residential flat building,
and the substantial redevelopment or the substantial refurbishment of an existing
residential flat building. The Concept Plan does not envisage any residential flat
buildings of three or more storeys. Were such development to occur, this SEPP
would apply.

Comment:

This acknowledges some potential for buildings of three or more storeys. However
recent changes to the provisions of SEPP 65 are to the effect that SEPPG5 applies to
residential flat buildings and not seniors housing.

The Preferred Planning Report includes the following references of relevance (much the
same):
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The concept plan includes construction of approximately 1,250 new dwellings and
100 seniors housing units;

S4.5:
Multi-unit housing in the form of seniors housing is proposed and is expected to have
a maximum height of 2 storeys;

S4.6:

It is expected that the predominant built form will be detached and attached dwelling
houses with some small lot housing forms and seniors units. The Concept Plan
envisages five seniors housing developments each comprising approximately 20 to
25 units. Indicative locations for seniors housing is shown on the Concept Plan.
These may change during detailed design in response to housing needs as assessed
by Housing NSW. It is not expected that such multi-unit housing would exceed 2
storeys in height.

S4.10

The concept plan proposes integrated housing, seniors living units and new streets
around the retail and community precinct to create a safer environment and more
opportunities for effective surveillance as a result of the higher residential density.

S4.10

The concept plan proposes integrated housing, seniors living units and new streets
around the retail and community precinct to create a safer environment and more
opportunities for effective surveillance as a result of the higher residential density.

Finally, Section 3B of Schedule 6A of the Act dealing with part 3A transitional arrangements

states:

(1) This clause applies to development (other than an approved project) for which a concept
plan has been approved under Part 3A, before or after the repeal of Part 3A, and so applies
whether or not the project or any stage of the project is or was a transitional Part 3A project.

(2) After the repeal of Part 3A, the following provisions apply (despite anything to the contrary
in section 75P (2)) if approval to carry out any development to which this clause applies is
subject to Part 4 or 5 of the Act:

(a) if Part 4 applies to the carrying out of the development, the development is taken
to be development that may be carried out with development consent under Part 4
(despite anything to the contrary in an environmental planning instrument),

(b) if Part 5 applies to the carrying out of the development, the development is taken
to be development that may be carried out without development consent under Part 4
(despite anything to the contrary in an environmental planning instrument),

(c) any development standard that is within the terms of the approval of the concept
plan has effect,

(d) a consent authority must not grant consent under Part 4 for the development
unless it is satisfied that the development is generally consistent with the terms of the
approval of the concept plan,
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(e) a consent authority may grant consent under Part 4 for the development without
complying with any requirement under any environmental planning instrument relating
to a master plan,

(f) the provisions of any environmental planning instrument or any development
control plan do not have effect to the extent to which they are inconsistent with the
terms of the approval of the concept plan,

(g) any order or direction made under section 75P (2) when the concept plan was
approved continues to have effect.

Therefore, both development applications need to establish general consistency with the
Concept Plan approval.

3. Zoning and Planning Controls

The sites are zoned R2 Low Density Residential under the provisions of Campbelltown LEP
2015. Seniors housing is generally prohibited on land within this zone. However, their
permissibility is provided here under the Concept Plan approval via the transitional
arrangements outlined above. The developments would also be permissible under the
provisions of the Seniors Housing SEPP 2004 (Housing for Seniors).

As part of the approved Concept Plan, the Claymore Urban Renewal Development Control
Guidelines (DCG) (dated May 2012) were established, to guide future development within
the Project area. The controls are slightly different to Council’s standard building controls
contained within its Sustainable City DCP and are generally intended for detached dwellings
on new lots created by subdivision. The main DCG are:

e 4 metre setback to primary street;

e 2 metre setback to secondary street;
e 4 metre setback to rear;

e 0.9 metre setback to side;

e Maximum building height — 9.5 metres.

Recognising the 9.5m building height guideline, both proposals have been depicted with
regard to that mark (refer to highlighted 9.5m line on proposal elevations at Attachment 1).

For the Dowie Drive complex, it is noted that the proposed complex generally achieves
compliance with the 9.5m level, save some minor parapet and lift housing intrusions.
However, all habitable floors are within the 9.5m guide.

For the Rosslyn Drive complex, Blocks A & D achieve full compliance but elements of Blocks
B & C exceed the 9.5m level, particularly at the corner of Rosslyn Drive and Arkley Avenue.
This zone of non-compliance is where Block B has a fourth storey proposed, to deal with the
fall of the finished ground level. This design outcome seeks to maintain even floors across
the complex without needing to step the floor levels internally, so that better access to
multiple lifts is provided for the units. In the context of the site’s superior amenity as well as
the Concept Plan’s desire for increased density around the future retail centre, this zone of
non-compliance is not considered problematic or offensive.
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3.1 Relevant provisions of State Environmental Planning Policy
(Housing for Seniors or People with a Disability) 2004 — SEPPHS

Part 3 of the SEPPHS contains various design requirements that are to be satisfied by any
development application. These include:

Clause 31 applies to the design of in-fill self-care housing and requires the consent authority,
in respect of an application for in-fill self-care housing, to take into consideration the
provisions of the Seniors Living Policy: Urban Design Guideline for Infill Development
published by the Department of Infrastructure, Planning and Natural Resources in March
2004. This document contains a range of general design guides and a number of rules of

thumb:

Site Planning and Design

The proportion of site given over to landscaped area and
deep soil should be increased in less urban areas, on large
lots, and in areas already characterised by a high proportion
of open space and planting.

Impacts on streetscape

Respond to council planning instruments that specify the
character or desired character for an area.

Where there is a consistent front setback alignment, new
development should not encroach on the front setback.
Driveways or basement car park entries should not exceed
25% of the site frontage.

Garage doors should be set back a minimum of 1m behind
the predominant building fagade on both the street frontage
and common driveways.

Impact on neighbours

Where side setbacks are less than 1.2m, a maximum of
50% of the development should be built to this alignment;
The length of unrelieved walls along narrow side or rear
setbacks should not exceed 8 metres;

Living rooms of neighbouring dwellings should receive a
minimum of 3 hours direct sunlight between 9 and 3 in mid
winter.

Solar access to the private open space of neighbouring
dwellings should not be unreasonably reduced.

Internal amenity

separation of 1.2m should be achieved between habitable
rooms and driveway or car parks of other dwellings which
can be reduced if adequate screening is provided.

Clause 32 requires the consent authority to be satisfied that the proposed development
demonstrates that adequate regard has been given to the principles set out in Division 2.

These principles are:

33 Neighbourhood amenity and streetscape
The proposed development should:

(a) recognise the desirable elements of the location’s current character (or, in the case
of precincts undergoing a transition, where described in local planning controls, the
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desired future character) so that new buildings contribute to the quality and identity of
the area, and

(b) retain, complement and sensitively harmonise with any heritage conservation areas
in the vicinity and any relevant heritage items that are identified in a local environmental

plan, and
(c) maintain reasonable neighbourhood amenity and appropriate residential character
by:

(i) providing building setbacks to reduce bulk and overshadowing, and
(ii) using building form and siting that relates to the site’s land form, and
(iii) adopting building heights at the street frontage that are compatible in scale with
adjacent development, and
(iv) considering, where buildings are located on the boundary, the impact of the
boundary walls on neighbours, and
(d) be designed so that the front building of the development is set back in sympathy
with, but not necessarily the same as, the existing building line, and
(e) embody planting that is in sympathy with, but not necessarily the same as, other
planting in the streetscape, and
(f) retain, wherever reasonable, major existing trees, and
(g) be designed so that no building is constructed in a riparian zone.
34 Visual and acoustic privacy
The proposed development should consider the visual and acoustic privacy of neighbours
in the vicinity and residents by:
(a) appropriate site planning, the location and design of windows and balconies, the
use of screening devices and landscaping, and
(b) ensuring acceptable noise levels in bedrooms of new dwellings by locating them
away from driveways, parking areas and paths.

Note. The Australian and New Zealand Standard entitled AS/NZS 2107-2000,
Acoustics—Recommended design sound levels and reverberation times for building
interiors and the Australian Standard entitled AS 3671—1989, Acoustics—Road traffic
noise intrusion—Building siting and construction, published by Standards Australia,
should be referred to in establishing acceptable noise levels.

35 Solar access and design for climate
The proposed development should:

(@) ensure adequate daylight to the main living areas of neighbours in the vicinity and
residents and adequate sunlight to substantial areas of private open space, and

(b) involve site planning, dwelling design and landscaping that reduces energy use and
makes the best practicable use of natural ventilation solar heating and lighting by
locating the windows of living and dining areas in a northerly direction.

Note. AMCORD: A National Resource Document for Residential Development, 1995,
may be referred to in establishing adequate solar access and dwelling orientation
appropriate to the climatic conditions.

36 Stormwater

The proposed development should:
(a) control and minimise the disturbance and impacts of stormwater runoff on adjoining
properties and receiving waters by, for example, finishing driveway surfaces with semi-
pervious material, minimising the width of paths and minimising paved areas, and
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(b) include, where practical, on-site stormwater detention or re-use for second quality
water uses.
37 Crime prevention
The proposed development should provide personal property security for residents and
visitors and encourage crime prevention by:

(a) site planning that allows observation of the approaches to a dwelling entry from
inside each dwelling and general observation of public areas, driveways and streets
from a dwelling that adjoins any such area, driveway or street, and

(b) where shared entries are required, providing shared entries that serve a small
number of dwellings and that are able to be locked, and

(c) providing dwellings designed to allow residents to see who approaches their
dwellings without the need to open the front door.

38 Accessibility

The proposed development should:

(@) have obvious and safe pedestrian links from the site that provide access to public
transport services or local facilities, and

(b) provide attractive, yet safe, environments for pedestrians and motorists with
convenient access and parking for residents and visitors.

39 Waste management

The proposed development should be provided with waste facilities that maximise
recycling by the provision of appropriate facilities.

These are merits considerations that are addressed in the SEE accompanying the
development applications and summarised above in terms of the suitability of the proposed
sites for the development proposed having regard to location, relationship to adjoining sites
and streetscape impacts.

Development Standards to be complied with:

Clause 40 provides that a consent authority must not consent to a DA unless the proposed
development complies with the standards specified in this clause. Subclause Clause 40(4)
contains development standards relating to height and states:

(4) Height in zones where residential flat buildings are not permitted
If the development is proposed in a residential zone where residential flat buildings are not permitted:
(a) the height of all buildings in the proposed development must be 8 metres or less, and

Note. Development consent for development for the purposes of seniors housing cannot be
refused on the ground of the height of the housing if all of the proposed buildings are 8 metres
or less in height. See clauses 48 (a), 49 (a) and 50 (a).
(b) a building that is adjacent to a boundary of the site (being the site, not only of that particular
development, but also of any other associated development to which this Policy applies) must be not
more than 2 storeys in height, and
Note. The purpose of this paragraph is to avoid an abrupt change in the scale of development
in the streetscape.

Residential flat buildings are not permitted in the R2 residential zone. Notwithstanding this
clause 50 enables approval to be granted for seniors housing notwithstanding the non-
compliance with the height control. Further, the 8m height limit identified within is
superseded by the 9.5m height level within the Design Control Guidelines approved as part
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of the Concept Plan. Any provision of the SEPP that is inconsistent with the terms of
approval of the Concept Plan does not have effect.

Clause 50 contains standards that cannot be used to refuse development consent for self-
contained dwellings. These are:

(@) building height: if all proposed buildings are 8 metres or less in height (and
regardless of any other standard specified by another environmental planning instrument
limiting development to 2 storeys),

(b) density and scale: if the density and scale of the buildings when expressed as a
floor space ratio is 0.5:1 or less,

(c) landscaped area: if:

(i) in the case of a development application made by a social housing provider—a
minimum 35 square metres of landscaped area per dwelling is provided, or

(ii) in any other case—a minimum of 30% of the area of the site is to be landscaped,

(d) Deep soil zones: if, in relation to that part of the site (being the site, not only of that
particular development, but also of any other associated development to which this Policy
applies) that is not built on, paved or otherwise sealed, there is soil of a sufficient depth to
support the growth of trees and shrubs on an area of not less than 15% of the area of the
site (the deep soil zone). Two-thirds of the deep soil zone should preferably be located at
the rear of the site and each area forming part of the zone should have a minimum
dimension of 3 metres,
(e) solar access: if living rooms and private open spaces for a minimum of 70% of the
dwellings of the development receive a minimum of 3 hours direct sunlight between 9am
and 3pm in mid-winter,
() private open space for in-fill self-care housing: if:
() in the case of a single storey dwelling or a dwelling that is located, wholly or in part,
on the ground floor of a multi-storey building, not less than 15 square metres of private
open space per dwelling is provided and, of this open space, one area is not less than 3
metres wide and 3 metres long and is accessible from a living area located on the
ground floor, and
(ii) in the case of any other dwelling, there is a balcony with an area of not less than 10
square metres (or 6 square metres for a 1 bedroom dwelling), that is not less than 2
metres in either length or depth and that is accessible from a living area,

Note. The open space needs to be accessible only by a continuous accessible path of
travel (within the meaning of AS 1428.1) if the dwelling itself is an accessible one. See
Division 4 of Part 4.

(9) (Repealed)
(h) parking: if at least the following is provided:

(i) 1 car space for each 5 dwellings where the development application is made by, or is
made by a person jointly with, a social housing provider.

Note. The provisions of this clause do not impose any limitations on the grounds on which
a consent authority may grant development consent.

However, it is noted that developments that do not comply with these requirements can still
be approved by the consent authority on their merits.
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4. Concluding Comments

The approved Concept Plan for the Claymore Renewal Project provides necessary flexibility
for the construction of new Seniors Housing developments, in light of key design issues, the
needs of seniors, the effective provision of lift access, encouraging more housing in
appropriate locations and the evolution of these elements during the implementation phases
of the Concept Plan. These key issues are identified in both the Concept Plan approval as
well as the SEPPHS, and generally advocate for:

e (Good access to public transport and retail services;

e Proximity to open space areas, particularly when they can offer passive surveillance;

e Appropriate bulk and scale given the building siting context;

¢ Good site planning and design;

e Streetscape presentation and relationship to neighbours;

e High quality amenity for future residents considering matters of cross ventilation, solar
access, internal accessibility and car parking provision.

Both proposals are sited on locations that were identified for new Seniors Housing provision
within the approved Concept Plan and have been developed in consultation with Council and
the local community.

In our view, the detailed design of both proposals has achieved compliance with these
abovementioned key design issues and are therefore worthy of Council’s merit assessment.

Furthermore, it is open to Council to take the view that the development as proposed is
generally consistent with the terms of approval of the Concept Plan approval for the reasons
outlined above.
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Attachment 1: 9.5m height level for proposed elevations
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