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Executive Summary

Brief Overview and Backgrouni the Planning Proposal

This Planning Propos@P) is submitted to Kring-gai Councibn behalf of the proponenfnglicare

This PP explains the intended effect of, and justification forgtoegwosed amendmentto the Kuring-gai

Local Environmental Plan 2015 (KLEP 208 amendment isgroponentled Planning Proposd@ 2 NJ a w2 K A
+ A f fdt B-534Rohini StreefTurramurra(the Site). The Site isurrently zoned R4 Highensity under the

KLEP 201%djoins a traidine and is sitedwithin 100200 metres ofshops, services and public transport

nodeswithin the TurramurraLocal Centre

The PRo initiate a Schedule JAdditional Permitted Usewgether withamendedHeight of Building Map
Floor Space Ratio MaHberitage Map an&chedule mmendment to KLEP 201Bhichhas beerprepared in
accordance with Section 3.38 the Environmental Planning & Assessment Act 1979 (EP&A Act) and the
relevantDepartment of Planning, Housing and InfrastructlrelzA R SLibdalyESviroamental Plan Making
Guideling (August 2023).

Rohini Villagas a retirement village whichas been operating since the late 196W&efacility is now aged

and requires complete renewak it ro longer meetsaccessibility or design standaraer is it in line with
customer expectationfor largerunits that can accommodate family membéearers tofacilitate ageing in

place ThisPPseeks to replace the existing 110 Independent Living Units (ILUs) on Site with 110 new modern
day ILUs across four buildingsp to 6-storeysin height, and built overa 3-level basement The re
development of Rohii Village will provide local residents with new contemporary seniors housing of high
architectural quality, with new oite community facilities, set in enhanced landscaped surrounds, with easy
access to services and public transp@tte Planning Proposal includes a café and wellness centre with indoor
pool, and a crossite walking link to King Street made available to both the village residents and the wider

local community.

The Development Concepiroposes a builform consistent with the emerging character and densities
already present within the Turramurra Local Ceniré¢he vicinity of theSiteand will havea minimal impact

on the nearby Heritage Conservation Area and adjacent residential properties.

This PP demonstratdsoth strategic ad site-specificmerit and addresses all the relevant considerations
under the docal EnvironmentalPlan Making Guideliné (August 2023)The PP is consistent with State,
Regionaland LocaPlanning Policieand relevant Section 9.1 Ministerial Directiond.he findings of this
Planning Proposal, and supported by the appended technical reports, conclude that all future development
2F wW2KAYA xAff13S Oly 0SS adz00Saa¥FdZ te& FOO02YY2RI G
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Land to which this Planning Proposal Applies

Thesubject 8e is located at 553 Rohini Streeffurramurraat the end of a cutle-sac Refer Figure aerial

photo with contextuallocality map below.

P yf
- “‘0:1'

CA3dzNB mY PSNALFE t K230 2ndComKMapA A€ €1 3S¢  { A BdbrceBixndagsNNE d

The landcomprisesLot 21 DP 533032, Lot 26 DP 585038 and Lot 2 DP 3@a#842as a total Site area of
9,193 nt (the Site)

Smyth Levy & Associates Pty Limited trading as Levy Planning ABN 64 783 407 127
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Lot 21 DP 533032 and Lot 2 DP 302942 are not burdened or benefited by any easementdDR 683638
is burdened by several easements and also physically encloses a separate DBt 585038which is

separatelyowned by Ausgridandnot part of the ProposalReferFigure Zoelow.

Full title documentsand Site Surveyare provided iPAppendix Bof this Proposal.
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Figure 2: Site Survey witlots andeasementsienoted Source:Land Partners Surveyors

The Site is relatively flat and has both a 100 m frontage to the Rohini Street and a 100 m frontage to the
Turramurra Station railway corridor. The train station, bus interchange and local shops, are located 100 to

200 metres soutkeast of Rohini Villag@long Rohini Street.
A photo panel of the Site and Surrounds is providediendix A.
A public pathway (3.66 metres wide) abuts the nentbstern end of the Site and connects King Street to

Cherry Street. The pathway provides a significant landscape separation between the Site and the

neighbouring houses which form part of the Heritage NI G A2y | NBI 61 /10 G2 {F
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A separate pedestrian pathway on the SP#rastructurezoned Railway landéot 100 DP1169206Rbuts

the southern boundary of the Site and connects Cherry Street to the Rohini Strebt-sat.ReferFigure 3

below.
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Existing Planning Controls

The keyKuring-gai LEP 2015lanningcontrolsthat apply to the Sitare;

1 Zoningg The existing zoning R4 High Density Residential

N — STREES Land Zoning Map

Additional Controls

\ Q =
) \ 1l & < | e
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o RE1 O\ B A ~
i \ AN 2 Additional Controls
AN P

STMARGARET'S E1-1 o
VILLAGE - roces
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—
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EASTERN

Area 1-Refer to Subclause 6.8

E1

Area 1- Refer to Subclause 6.8

E1

[~

Figure 5: KLE®15Zone map extract

= § |

SourceNSW Planning Portal

1 Floor Space RatiFSR¢ MaximumFSR i6.85:1

1 Height- Maximum Height of BuildinHOB)s 115 metres

1 Lot Sizeg Minimum Lot size 1200 fn

9 Heritage- Ste is not heritage listed and not withimHeritage ConservatioArea (HCA)

1 Biodiversity- Mappedvegetation comprising Blue Gum High Fof@&EHF)s locatedat northern

end of Rohini Streedndslightlyoverhangs thérohini Villag&ite.

The subject site is largely surrounded by high densisidentialzones with permitted building heightsf
11.5 m to 17.5 nand RailwayLand. The Site itself is relatively free of environmental constraints that would

constrain increasgheight/density on the Village Site.

Smyth Levy & Associates Pty Limited trading as Levy Planning ABN 64 783 407 127
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Proposed Amendments toukring-gaiLocal Environmental Pla@015(KLEP2015)

The Site already hasRd HighDensity Residentiaoning.This zoning is proposed to be retainddhe current

development standards that apply to the Rohini Village Sitecarsparable toR3 Medium Density zoning

and notthe R4High5 Sy a A i &

WwSAARSYGALI ¢

12 v Shigh? deBsByCréskiahik

environmeng. Accordingly, this Planning Proposal for land in an R4 High Density Residentiathzcime

adjoinsthe Turramurra Town Centrseeks the following amendments to the KLEP 2015;

Current KLEP 2015 Planning| ProposedChanges SEPP 6lising2021

Controls Cl 87 ¢ Additional Floor
Space Ratios for Senio
Housing

Max. Floor Space Rati&ER) 0.8% 151 ILUs 15%o0nus FSR provision
Total FSR permitted1.725:1

Max.Height 11.5metres 17.5 metres 3.8m heightc additional3.8 m above

the maximumbuilding height
Total height permitted 21.3m

GWSONBI A2
G/ 2YYSNDOA I
under KLEP 2015.

VIt
£t

D¢ O

Cl
NB Y A

Note: Seniors Housing is permitted und
State Environmental Planning Poli
(Housing) 2021 (SEPP Housing 2021)

GEONBI GA2y It
YR &/ 2YYSNDAL
Additional Permitted Use to
accommodate the new Café ar
Wellness Centre with indodg
pool, which will be available t
both the Village residentand

the wider local community.

¢ KS al yKkng
Street boundaryare heritage listed unde

KLERO15 adtem 1161. The pillar location i

GW2 KA YA E

misidentified as being on the railway lang

They are locate@t the northern end (King

Street)villageentrance.

Heritage item 1161 detailsto be
corrected and add two other
setsof sandstone pillartocated
near the Cherry Street entand
Ronhini Street road reserte be

addedunder this PP.

g K

The abovesuggested changes to KLEP 2015, can be readily achieved via a simple amendment to the KLEF

2015 FSR Heightof Buildingand Heritagemapstogether with Schedule 1 Additional Permitted Usasd

Schedule Environmental Heritagprovisions

Smyth Levy & Associates Pty Limited trading as Levy Planning ABN 64 783 407 127
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Studies Forming Part of the Submission

The maintechnicalexpert reports informing this Planning Proposal are listed belad areprovided n full

within the accompanyingppendices

Tablel ¢ Technical Studies
Technical Study Prepared By

1. Urban DesigrReport Plus ARCHITECTURE

4/222 Clarence St, Sydney NSW 2000

2. Photomontage VIRTUAL IDEAS

Studio 71, 6 Marlborough Street, Surry Hills, NSW 2010

3. Arboricultural Impact ARTERRA DESIGN PTY LTD

Assessment Report Quite 602 / 51 Rwson Street EppingiSW 2121

4. Heritagelmpact Statement KEMP & JOHNSON
3 David Street

Croydon NSW 2132

5. Traffic & Transport Assessment | STANTEC
Level 09, 203 Pacific Highway

St Leonards NSW 2065

6. BiodiversityAdvice TRAVERS BUSHFIRE AND ECQLI0GN Travers

Building, 52 The Avenue, Kariong NSW 2250

7. Landscape&Concept & Drawing | SITE IMAGEANDSCAPE CONSULTANTS

Schedule Level 1, & Baptist St, Redfern NSW 2016
8. FeasibilityAnalysis ANGLICARE AGED CARE AND COMMUNITY SEREGCE
9. Anglicare Village Study 51-53 Rohini Street Turramurra NSW 2074

The technical reportslearly indicate that increasing height and density on 8tes are appropriate to the
Site and can achieve high quality aesthetics and considerable public benefits to the local community whilst

minimisingenvironmentalimpacts on the surrounding lands.

Smyth Levy & Associates Pty Limited trading as Levy Planning ABN 64 783 407 127
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PART1 ¢ Objectives and Intended Outcomes

Objective

This Planning Propossdeks taamend Ki-ring-gailocal Environmental Pls2015(KLEP2015%) facilitate the

renewal of the subjeatetirement villageSite at 5353 Rohini Streeffurramurrathrough the introduction of
amendments tothe FSRand Height of Buildingo encourage appropriate density and height for the Site.
alsoproposes a number afommunity benefits including use of the village recreational and commercial
facilities by the general public and a pedestrian throughway to King Staeet, other civic amenity
AYLINR@GSYSyGa G2 GKS [/ 2dzyOAf Q& Coudei pattn@ay R dohnicys Kingy Of
Street to Cherry Street

Intended Outcomes

1 Contribute to theVillageg) @le as a strategic sitproviding Seniors Housingbs andaccessibl@n-site
residentfacilities topromote aging in place;

1 To achieve a suitable balance between hifgimsity housing and deegoil landscaped areas, which is
only possible through highéduilt forms

1 To retain existing mature and significant vegetation where possible;

1 To permit amixedusedevelopmentwith an appropriate balance @ommunal facilitiesvhichenhance
the health andwelfare of all senior residents;

1 To pomote greater social interaction, thereby mitigating isolation for both Rohini Village residents and
members of the community;

1 Contribute to theactivationof Turramurra by providing safe and pleasant pedestrian walk to St James
Church between Rohini Street and King Street

1 Contribute to community safety viaproved passive surveillance for pedestrians using public railway
pathwayl Y R / 2dzy OAf Qa LI GKgl &

1 Contribute to therejuvenation of Rohini Streaéb compliment futureplannedupgrades to theCouncil
public domain along Rohini Stremhd railway pathwayand

1 Contribute to pedestrian safety wighlanned upgrades to the northern end of Rohini Street.

Smyth Levy & Associates Pty Limited trading as Levy Planning ABN 64 783 407 127
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PART2 ¢ Explanation of Provisions

Intended Provisions

This Planning ProposdPP)seeks to amendhe Kuring-gai Local Environmental Plan 20¥8.ER2015), to
facilitate an increase in theprovision of 8niors Housing at Rohini Villageby increasingsizesof the
Independent Living Unit (ILEndgreaterprovision of resident facilitiethat can be utilised b§geniors in the

wider community

The P proposes the followingmendmentsto KLEP2015chedule 1 Additional Permitted Uses d&F@R

Height ofBuilding/ Heritagemapsand Schedule &ssummarisedn Table2 below:

Table2: Summary of LEP amendments

Control Existing Proposed

Floor = Space 0.85:1 FSR15:1)

Ratio

Building 115m Height of Building17.5 m)

Height

Additional - Upto 700 nt floor spaceof Recreation Facility (Indoognd

Permitted GommercialPremisesto facilitate inclusion of communal an
Uses retail facilities on the Siterhich maybe accesselly the wider

community.

Heritage Map| Heritage Item 1161| Amend Schedule 5 andlatedHeritage Map to showarrect
& Schedule 5 | mapping andSchedule 5] location of dRohini House Gatéscomprising a pair o

Environmental| G w2 KA YA | 2 d sandstone pillarat the northernsite entry(King Street)

Heritage Railway Lands Amend Schedule &and Heritage Mappindo include two

additional pairs of sandstoned w 2 K hoysk gate pillars

Part Lot 1 DP 11393
locatedat the western entry (Cherry Street) and the southg

entry (RohiniStreet)

Smyth Levy & Associates Pty Limited trading as Levy Planning ABN 64 783 407 127
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To achieve the intendedutcomesit is proposed tamendKLER015Schedule Additional Permitted Usgs
ATA IBozA £ RA
Y I

to allowthe use of the resident facilities by nesillageresidents amendthed | S A 3 K
aceRatioé  YdomtdolsF 2 NJ G KS {AGSZ | YSaghR relatdd SchédulSNtd réflecl e
correct location of the Rohini Houggte postsandincludethe additional sandstone gatgllarslocatedat
the Cherry Streepedestrian entranceand the Rohini Street vehicle entrance Example wording of the

amendmentto the written instrumenthas been providetelow;

Table3: ProposedKLEP Amendments

Amendment to the KLEP201Schedule t Additional Permitted Use and insert new clause that states the
following;

KLEP 2015 Schedulétiditional permitted uses

(1) This clause applies to laadi51-53 Rohini Street, TurramurizeingLot 21 DP533032, Lot 2 DP 302¢
and Lot 26 DP585038.

(2) Development for the purposes of the following is permitted with development consent.
(a) recreational facility (indoorand
(b) commercial premises

3) Development consent must not be granted under this clause to development that iesiodigross

floor area of the combined recreational facility (indoor) and commercial preneiseseding’00 nt.

KLEP 2015 Schedd@le Environmental Heritage

Part 1 Heritage Items

Suburb Item name Address Property description Significance Item no
Turramurra | Rohini House | Raiway-lands Partlot1,-DR129573 Local 1161
sandstone Boundary51-53 | Part Lot 21 DP 533032 and
pillars and gate| Rohini Sand Part Cherry St King St public
Council pathway | pathway
Turramurra | Rohini House | Boundary51-53 Part Lot 21 DP 533032 and | Local 11115
sandstone Rohini St and PartLot 100 DP 1169206
pillars and gate| Railway Land (Railway Land)
Turramurra | RohiniHouse Rohini Street Road reserve Rohini Stitee | Local 11116
sandstone road reserve Turramurra adjacent to Lot
pillars adjacent to 5353 | 21 DP533032
Rohini St.

All otherplanning controls applying to the Site will remain unchanged.
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PART3 ¢ dustification of Strategic and Sit&pecific Merit

Justification of Srategic and Potential Ste-Specific Merit, Outcomes and the
Process for theifmplementation

Section A- Need for the Planning Proposal

Q1. Is the planning proposal a result of an endorsed local strategic planning statement (LSPS),
strategic study or report?

The Planning Proposkar a Siteadjoiningthe Turramurra Town Centre and Tr&tationis not the result of
a specific strategic study or report. However, it relates to an existing Retirement Village develdapmesd
of renewal and whiclinas been the subject of a series of technical studies. The Planning Proposal seeks to
expand upon the existing use on the subject land, and as appropriate at this stage in the process, key site

constraints have been identified and considered as part isffanning Proposal.

A detailed review of the Planning ProposkdchnicalReport againstthe objectives of therelevant

DocumentsStudiegReportsis providedin Table 4below;

Table 4¢ Summary of Studies

Anglicare Following its decision to renew its aged care facilities across NSW, in 2019, Anglicare un
VillageStudy | a Customer Experience Survey of Retirement Living residents across 22 of its own A
Retirement Villages in Sydneyhe survey involved contacting some 3,085 residents. R
Village had one of the highest survey response rates with some 74% of all residents ex

a level of dissatisfaction with the existing Rohini Village accommodation.

Many Rohini Village residents, reflecting perhaps a wider view of the market and comm
desired renewal of the facility and an opportunity to remain at the facility. Someeajs®ssed

a need foradditional bedrooms to accommodate visitors.

After exhaustive surveys and community consultation, as well as resident surveys, it b
clear to Anglicare that renewal of the Rohini facility is highly desirable, in fact imperative.
that renewal of the Site has become necessary, a PlanningpBabs required to revisit thi

planning controls applicable to the Site.

Smyth Levy & Associates Pty Limited trading as Levy Planning ABN 64 783 407 127
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This Planning Proposal seeks to facilitate a development concept to redevelop the 11
currently on Site. This is necessary to provide greater resident amenity arsuffaiency, as
well as a higher quality of care and services, all enhanced byiaddilandscaping an(
communal amenity, to better meet community demande relevant section of the Anglica

study(2019) relating to Rohini Village is providadAppendix K.

The need for increased seniors housing in suitable locations, is reflected in the below staf
at Page 70 of thd.ocal Strategic Planning StatemdhSP}52020 which is consistent with
l'y3ft A0 NBEQa AYRSLISYRSy(G aiddzRASAT

&Projections from DPIE indicate thatng-3 | A Q& LagedéH andiahofeyvill increa:

by 49% by 2036 highlighting the need for investigaiia housing provision for this grou
G2 SyloftS | 3ESPEmuger7§) LI | OSddé

ThePlanning Proposal which incorporates housing for seniorsraladed services and soci

infrastructureis consistentvith;

1 North District Plan (2018) &Planning Priority N3¢ Providing Services and Soc
Infrastructure to meet peoples changing neédsd

1 Planning Priority N& Providing Housing supply, choice and affordability with acceg
22042 aSNWAOSaE ahdy R LJzof A O G NI yaLRNIé

1 Kuring-gai LSPS (2020Planning PrioritydK3 ¢ Providing housing close to transpo
services and facilities to meet the existing and future requirements of a growing
changing communi§y I y R

1 Kuring-gai LSPS (2020) Planning Priod#4 ¢ Providing a range of diverse housing

accommodate the changing structure of families and households and enable aging @ {

Urban Design
Report

An Urban Design Analysis has been performed for the Site and built form to better unde
the Site constraints and attributes both eite and in the vicinity. A copy of the Urban Des
Reportis provided atAppendix A. Theesulting Planning Proposal has been informed by
comprehensive Urban Design Analysis which incorporates a detailed landscape analy
other technical studies to explain and elucidate on the architectural built form submitted
this Planning Pposal. The provision ofeniors housing and related facilities and serviceg
site isconsistent withthe following Strategic documents;

1 Greater Sydney Region Plan (March 20#8)jective 68 Services and Infrastructure Me|

/| 2YYdzyAGASAQ JKIy3aAay3d bSSR&aE

f dObjective?”y [ 2YYdzyAliGASa NB | SIftGKex wSaaft;
1 d&Objective 10 Greater Housin§ dzLJL.J € €

1 dObjective 12DNBF G t I O8a GKF G, . NAY3 t S2LX § |

Smyth Levy & Associates Pty Limited trading as Levy Planning ABN 64 783 407 127
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1 District North Plan (2018§Planning Priority N2@ Delivering high quality open spage

1 Kuring-gai LSPS (202®lanning PrioritydK12-Managing change and growth in a way tH
conserves and enhances-Kng-3 | A Q& dzy Alj dzS @A a dziét  FHWRR

1 Planning PriorityéK17 - Providing a broad range of open spaces, sporting and lei
FTHOAEtAGASE (2 YSSG GKS O2YYdzyAie&Qa RA{

Arboricultural
Impact
Assessment

Report

An Arboricultural Impact AssessmenReport(2024)has been undertaken to ascertain t
vegetation constraints. A copy of the Report isAapendix C. ThReport identifies the Site
and its immediate surrounds, contain trees from a variety of periods during its develop
but most of these only date from the late 1980s onwards. Most of the trees that are cl
associated with the existing buildings, atite more recent facilities, are small, exotic a
common place species. The majority of significant and bdttened trees are located toward
the periphery of the Site which can be largely retain&lie tree retentionand landscape
embellishment under ta Urban Design Repoid consistent with

1 Greater Sydney Region Plan (March 20X&)bjective 30 Urban Tree Canopy Cover

Increased ®

Heritage
Impact

Statement

A Heritage Assessment of the Site prepared by Kemp & Johnson H&dagaltants (202) is
provided atAppendix Dto ascertain theexistence of any heritageonstraints.

Aboriginal Heritage A arch of the AHIMS Web Services (A@i8yved no identified records

of Aboriginal sites or places recorded on the subject site

European Heritage Prior to the construction of the existing retirement village, the Site |

occupied by a house constructed between 1892 and 1895 by then owner Francis Gera
existing Retirement Village was constructed between 19885. The Report identifisthree
locationsof sandstone gate postdong the site boundaries6cationl: The northerngate post
pillarsnear King StreetLocation2: The pedestrian entry to the nortiwvestnear Cherry Stree
andLocation3: Rohini Street drivewagntry) per Figure6 below.

Figure6: Gate Post location map Source:Kemp and Johnson Heritage Consultan
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TheRohini Village Site is not a heritage item and is not withireat&tje Conservation Are
(HCA® b2GgAGKaAGFYRAY3IET GKS {AGSQa f20F (A
physically separated and is largely screened by established vegetation and other conten
buildings includindNo. 6 King Street unit block. Accordingly, there is no detrimental heri

impacts that will result from the Planning Proposal and future redevelopment.

The Concept Masterplain the Urban Design Repoit consistent with the Heritag;
recommendations and incorporatesl three sets of Rohini sandstone gate pillars at Loca
ME atjore2dF Yy R & [ 2 OThé dasdstongilkars areproposed for heritage listinin
accordance with thé 2 dzy Resofutidrito heritage list all three sets sndstonepillars.

TheDesignConceptincorporateslandscaped setbacks the Heritage Conservation Area al
retention/re-use of theRohini gate sandstone pillars whiishconsistent with

1 North District Plan (2018§Planning Priority N& Creating and Renewing great plac

YR £20Ff OSyidiNXasz yR BBaAaLISOGAYy3I (K

f d&Planning Priority N1Zt NP G SOGAY 3 YR SyKIFyOAy3 (

Traffic  and
Transport

Assessment

A Traffic andTransportAssessment prepared t§tantec(2023) is provided af\ppendixEto

ascertain existing traffic and parking conditions surrounding the $heReport identified that
the Site is well serviced by public transport, with several frequent bus sepioeigled along
Rohini Street/ Eastern Road and regular T1 (Berowra to City, via Gordon) train services
TurramurraRailway Station, all within an easy walk of the Sitee Report findingsere that
there will be a net increase of up to 11 vehicle movements per hour in any road network
hour. On this basis, thadditional traffic generated by the proposal is not expected
compromise thesafety or function of the surrounding road network, including at the Pa
Highway/ Rohini Streeand Eastrn Road/ Rohini Street intersections, whether it be {

weekday or weekend network pegeriods.

The Masterplan Concept Desiggmoves the existing driveway entlycatedat the northern
end of Rohini Stree(near the water tankspnd retains the existing driveway entry at tl
southern endOnssite parking and access provided in the Concept Désigonsistent with the
Traffic Report recommendatiorte ensurea safe and functionadevelopment.
ThePlanning Proposal to facilitatenewal of asite inclose proximity to transport and shops
consistent with

1 North District Plan (2018)Planning Priority N12, Delivering integrated landse and

transport planning and a 3@inute citye &

Smyth Levy & Associates Pty Limited trading as Levy Planning ABN 64 783 407 127
Page 14



Planning Proposdir AnglicareRohiniVillage 5353 Rohini StreetTurramurra

Biodiversity

Advice

Biodiversity Advice for the Site prepared bylravers Environmenta2023) is provided af
AppendixGto ascertain the existence of amyodiversity constraints TheBiodiversity Avice
identifies the Ste as having a very smabortion in the southwestern sector mappeals
containing biodiversityThe mapped biodiversityis identified as bein@ large BlackbuttH.
pilularig and BrushboXLophostemon confertyisdjacent to twolarge water tanks to the entn
driveway Thetrunk of the Blackbuttis located within theRohini Streetoad reserve and thg
canopy partly overhangs the Sit&dhe Planning Proposal Concept Desighin the Site does

not require removal of thdlackbuttor Brushboxo accommodate the development.

ThelLandscap®esign Concepetains significant trees on site and achieaedoubling of the
existingcanopy coverfrom 22.7% to46.9% canopyover(includingo m & { rfinfmuni 18]
m mature height)plantingswhich includethe following as shown on thBlanting Plan201,
202, & 203t Appendix H.

Planting Plan Reference Species name Number of Plantings
UnwHyYt UNYGG6YI ¢ IORY | 3
9YI WacH 9YI ! GHRC¢ HOU ¢ H ¢ 15
E 28R G EeHCO! Ggat IOGH 6
Ee HLWI ¢ EaHcU! Gget IOt 7

Accordingly the Planning Proposal Design Coniseginsistent with
1 North District Plan (2018§Planning Priority N1&, Protecting and enhancing bushlar
and biodiversitg, and
1 d&Planning Priority N1%; Increasing urban tree canopy cover and delivering green

connectiong @

The Proposalesponds tothe both technical studies anthe strategic plan®of Council andDepartment of

Planning, Housing and Infrastructyi@PHIgand to theSrategicSte Context, andseeks to address th&h 1 S Q &

unusuallylow development standards for an R4 site adjoirarRailway &&tion and town centre Such a low

density in an R#igh-Density Zon@oes not accord with modern day planning principd@docating seniors

close to shops, transport and servicés preference to farther afield in thiswer densityzones. Seniors

Housingrequirementsare for flexibility to supplylargerdwelling sizesand wheelchair accessility in both

indoorandoutdoor settingslt also limits providers frorimcluding, nomon capitalising omn-site facilities to

promote wellbeing and social inclusion.
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Q2. Is the planning proposal the besheans of achieving the objectives or intended outcomes,
or is there a better way?

Yesa Planning Proposal, such as the one submitted herein, is the best wiedeis/ering the new aged care
services envisaged for the sifEhe potential options are considered below;

Option 1¢ No action

The first option is to undertake no actiam relation to the Site. This would not achieve the objectives and
intended outcomegjiven almost half of théndependent Living Units (ILUS)its arecurrently unoccupied
due toinadequatespace(predominantly m? unit sizes)and poor accessibilityT he 54-year-old buildings

are significantly outdated and require complete renewak such this option was discounted.

Option 2Renew the Site under currerdontrols

The second option is to renew the Siteder the current development controlg&ven with the available 15%
GrossHoor Area (GFAponusprovidedunder SEPP Housi2§21Clause 87, the resulting floorspaseuld
still be insufficient toachieve the required outcom#or the redevelopnent of RohiniVillage. Put smply,
numericallyrelying on the GFA bonusisthe SEPFResults ina permitted GFA of,889m?2 which would allow
for only 700n? of communal GFA andpproximately60 x ILUs (based on gross fddr area of 18m?
including lobbies and corridors)t would result in anet LOSSf 50 ILUscompared withthe current
developmentwhich is contrary to all stratég documentswhich seek to increase housing to accommodate

older people and people with a disability in-Koig-gai Local Government Area.

The potential loss of housirgy retaining the status quplanning controls for a sitén close proximity to
shops/services antransport would be a poor outcomthat fails to meetState and Local Government
objectives for increased housing suchlocations. As such, thetriggere for increasedensity and height
relates to avoiding a loss of critical seniors housugch the Ki-ring-gai Housing Strategyhe Premierand

the Department of Planning, Housing and Infrastruct(id®HI)haveidentified as &eypriority.

The former DPHIPlanningDelivery Unit (PDUglso confirmed during preconsultation meetings that
numericalcostcalculations to justifyhe Planning Proposal for increased height and demsitpt warranted
beingfor replacement dwellingsor is it a planning matter for consideratiomMotwithstanding Feasibility

Analysigs provided atAppendixl.
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Option 3¢ Lodge DA witlClauset.6 variation request

The third option is to lodge a Development Application (DAth Council to renew the Site with an
accompanyingClause 4.6Variation Requesto vary the permissibleheight and densitydevelopment
standards However, this would representsubstantialvariationto the height and or Space Ratio §R
standardsas a consequence of the unusually low height and density controls that currently apply to this Site

when compared to other siteis the locality

Nearby sitego the East and SouthaveFSRs varyinfjom 1:1 to 1.8:1 with Building Heightef up to 17.5
m. Reliance on Clause 4.6 would not be the most appropriate planning patinmahieving the intended
built form outcome Furthermore, theDAmay not be able toprovide access to the esite facilities to the

wider community. As such this option was discounted.

Option 4 ¢ Alternate landuse eg shoptop housingand commercial

TheSite has an establishé&®-yearold retirement villageand is owned by an established Aot profit aged
care provider.RohiniVillage operates under the Retirement Villagest 1999and provides accommodation
for seniors and people with a disabilityVhile A (ipBs&ible to undertake a shepp housing development
with ordinaryapartmentsaboveshops in the current zone, this would not meet the requirements of an aged
care provider Nor would it satisfghe intended occupants who choose to live in a retirement villadgch

has support services and facilities specificdéigigned to cater foseniors

LT GKS RS@St2LIYSyd ¢ ldavelopraentwith theiral&/ght @&duBancK rstddtiang 3 €
imposed under SERPlousing 2021 Clause 88there is no certainty that seniors would occupy the units
which would be a deterrent for many seniors who specifically seek to live in a seniors comwmlicityis

owned and operated by Anglicare.

Option 5 ¢ Site Specific Planning Proposal

The ffth option is to lodge a sitspecificPlanning Proposal (PP) to enable the renewal of the Bite.PP is
the most transparent means of achievitige desired outcomes to facilitate the redevelopment and provide
public benefit. Alteringthe Standardsia thePlanning Proposas the besimeans of achieving the objectives
and intendeddevelopmentoutcomes for this site. It is clear that he existingheightand FSR controlare
unusually low for a site in this optimal location aan@ more akin to éower R3 Medium Density Residential

zore thanthe R4 High Density Residential Zane
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The currentow-densityFSR and loweight ©ntrolson this Siteare simplyananachronism left over from
the former Kuring-gai Planning Scheme Ordinangeor to the 2004 arrival of LERL94, the 2012 Town
Centres LEPs and more recenlizER015 There is clearly nabilityin such control$o allowfor the location

of high-densityhousing built forms, clos® transport or town centres.

The current low density/height controls aatso contrary tall established planning principles to concentrate

higherdensity nearrail nodes.

Therefore,Option5is considered to be the preferremption.
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Section B- Relationship to Strategic Planning Framework

Q3. Will the Planning Proposal give effect to the objectives and actions of the applicable
Regional, orDistrict Plan or Srategy (including any exhibited draft plans or strategies)

The relevant Strategic Merit of the proposal having regard to the strategic planning framewisrk
comprehensivehaddressediy responses containedgithin the followingStrategies and Plaraddressedn

this Section

1 Greater Sydney Region Plan: A Metropolis of Three Cities (March 2018)
North District Plan (March 2018)

Local Strategic Planning Statement

Kuring-gai Housing Strategy Approval Letter and Advisory Not&Es July 2021

1

1

1 Kuring-gaiHousing Strategy2020)
1

1 Community Strategic Pla(2022)

1

Turramurra Public Domaiflan

Greater Sydney Region Pla\ Metropolis of Three Cities (March 2018)

In March2018, the Greater Sydn&ommissioffGSClinalised the Greater Sydney Region Plan: A Metropolis
of Three Cities. The Planntainsa strategy for managing growth and change airdsto guide infrastructure
deliveryfor the next 40years in Greater SydneYhe Plan has been prepared in conjunctigth the NSW
D2@JSNYYSyilQa Cdzi dzNBE (Mohd Thé GIZ Kdcamg thaséted St@s2Commissiendand
then terminated on 27-6-23 and folded back into thBepartment of Planning, Housing and Infrastructure
(DPHI) In late 2023 the NSWPremierannounced tle Greater Cities Commission would be abolisfredh
1-1-2024andi KS DNBI G§SNJ / AGASA& [/ 2 YYA dghavesheeleantransiad@dio & A O
Secretary othe Department of Planning, Housing and Infrastructure (DPHig proposed&mendments to

the KLERO15contained in thiflanning Proposalre consistent withthe relevantobjectives of theGreater

Sydney Region Plas detailed inTable5 below,

Table5 ¢ Consistency withGreater Sydney Region PlgMarch 2018)

Provision of GSRP Response of Planning Proposal

Objective 4: The Proposal meets the objective by:
Infrastructure Use is 0 Increases the quality, amenity and accessibility of dwellings to support
Optimised LJ2 LJdzt F A2y Qa OKIFy3aAy3a ySSR avelbelngdd an

existing retirement village site in a highly accessible location.
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BuilsontheA 1 SQa f 20l G A2y A yserQdedind ublit INispok

including the following;

U Anglican ChurchKing Street 80 m vilding Streefootpath

0 Turramurra shopg 100200 m viaRohini Streefootpath

i Cameron Parg Eastern Road, TurramurrB60 m viaRohini Streefootpath

U Turramurra Library Ray StreeB90 m viaRohini Streeffootpath & railway
overpass

U  TurramurraFamily PracticeGP)¢ Pacific HwyTurramurra400 m viaRohini
Streetfootpath

U  Turramurra Lookout Community GarderPacific Highway Turramur#s80 m
via Rohini Street footpathnd signalisethighway crossing.

U Colesshopping centre; Ray StreetTurramurra550 m via footpatfoverpass

U Volunteer opportunities are available at Red Cross (Turramutteajymondcare
(Wahroonga) Girl GuidesNorth andSouth Turramurrg)Easy Care Gardenir
(Turramurra) Lifdine (Gordon) Anglicare Book Club (Gordon)

0 Sydney Adventist Hospital (Private3.4 km via road

U Hornsby Ktring-gai Hospita(Public); 5.2 km via road

0 Westfield Shopping Centre Hornst¥.7 km bycar, or 20 minutes train trave
(T1North Shordine)from Turramurra Train Station tdornsby Train Statioor
25 minutes by Bus Route 5{3ornsby to Macquarie Unérsityvia Turramurra
to Westfields Shopping Centre

i Cinemag HornsbyOdeon and Event Cinem@destfield; 5.7 km via T1 traior
Bus Route 575

Objective 6:
Services and
Infrastructure Meet
/ 2YYdzy A (A
Changing Needs

The Proposal meets the objective by:

0 The provision of new and expandeahodern onsite facilities for residents, both i

terms of the accommodation, as well as the new passive and active recred
spaces and café

Anglicare is an established aged care provider \whavide tilored aged care
services and infrastructure required fdheir residentsto age within their
communities where being close to friends, family and support networks impr
their wellbeing. Th Site provides convenienaiccess to health services, transpg
and social infrastructureThe convenientlocation neara train station and buse
enablesresidentsto age activelyand safelyin order to enhance quality of life.
The redevelopment of the outdated village will facilitate improved accessil

within the villageand connections to transport and nearby shops and services.
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Specificallythe apartments andwill be designed to have suitable dimensions
make them easier to enter, move around andreadily adapted to accommodat
increased levels of resident frailty.

0 Larger unitscanbetter accommodate family aridr carer accommodation so thg
as changing needequire ahigher level of care, there is greater opportunitydelay
or avoid the need to move residents to AgedCare Facility (ACF)Anglicareaim to
have 100%.iveableHousing Desigwhich provides for more generous dimensio
for most of the coreliveable housing design elementbcorporating universal
designwith suitablespace for carer accommodatipoffers potential forsubstantial
savings to the Australian health system through reduced hospital .stays

o Provision of orsite facilities such as wellness centre and gafévide opportunity

for convenientintergenerational sociahteraction

Objective 7:
Communities are
Healthy, Resilient
and Socially

Connected

The Proposal meets the objective by:

0 Supportngsocial and community webeing and resiliencehroughprovision ofon-
site facilities Facilitiesinclude a café, wellness centre with indoor pool, sakomd
library which have orsite support staff to promote use and thereby soci
connection Shared use of resident facilities with the wider community will prom
intergenerationalkocial connection

o Providing highquality passive recreation spaces and a throsdé link thed w 2 K
2 | £ WilE provide improved public connedtity between Rohini Street and Kir]
Street

o Improved connections from the Site to King Stréstilitatesconvenientaccess to
nearby walkingand biketrails at Turramurra Memorial Padnd KaruahOval 950

m to the northvia Eastern Road

Objective 10:

Greater Housing

Supply

The Proposaheets the objective by

o0 Avoiding a netoss of housingTheVillagecurrently comprise 82 x 1- beddwellings
(36 m?), 24 x 2bed dwellings(67 m?) and 2 x 3bed dwellings(105m?). The 1 & 2
bed units arevell below the Avartment Design Guide (AD@pvisions of 5@n? and
75 m? respectively. Over recent decade#\nglicare has undertakea program of
amalgamatingl-bed units that have not proven populay as they areconsidered
lacking in amenityThis has resulted ian on-going reduction irdwelling numbers
within the RohiniVillage since it was built Anglicare records indicate there we
originally 134 ILUswhich has diminishetb the current 110 ILUs ThePlanning
Proposal will reverse thisegative housindrend, providinglarger dwellings thai

better reflect current day seniorBousingrequirements
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Objectivell:
Housing is more
diverse and

affordable

The Proposal meets the objective by:
o Providing housing for seniors and people with a disabi¥tych meets Australiar
Standard 1428 2009- Design for Access and Mobiliccessible housing in th
location near shops, services and transpisrthighly suited to both seniors arn
householdswith a family member who has a disabilitySeniors busing in this
convenient location alsmitigates reliance oprivately ownedcarsfor short trips

o Provision of larger unitehichis supported by the following Anglicare advices

oChanging Demographics
The ageing population is growing, anetirees today have different expectatio

compared to previous generations. Many seniors are healthier, more active, an

a desire to maintain a high standard of living, which includes larger living spac

Lifestyle Preferences

Modern retirees often look for homes that allow them to continue their-
retirement lifestyle. This includes having space for hobbies, entertaining gues
accommodating family visits. Decesized units cater to these needs, ensur

residents do noteel they are compromising their lifestyle.

Comfort and Accessibility
Adequate space is crucial for comfort and accessibility. Larger units can be de
to be more accessible for people with mobility issues, ensuring they can move
easily and safelywithin their home. Features like wider doorways, spac

bathrooms, and opeplan living areas are easier to incorporate into larger units

Market Competition
The retirement living market is competitive, and potential residents have mu
options. Offering decerdized units can be a key differentiator, attracting those v
prioritise space and quality of living. If we do not meet these expectations, we

find it challenging to fill the units as shown in another development.

Longterm Viability:
Retirees are often looking for a home where they can age comfortably. Units th

G22 avlrtt Yreée y24d 6S LINIOGAOFE Fa N
units can ensure that the living environment remains suitable as residents

redudng the likelihood of them needing to move again.
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Quality of Life
A key selling point for retirement villages is the promise of an enhanced quality

Spacious living environments contribute significantly to this by reducing s
preventing feelings of confinement and allowing for a more enjoyable and fuli

living experience.

Larger Unit Sizes:

Larger units can facilitate better community integration within the village. T
provide residents with the flexibility to host community events, social gathering
activities within their homes, fostering a stronger sense of community and belor
By providing decertized independent living units, Anglicare can better meet
evolving needs and preferences of retirees, ensuring their developments 1
attractive, competitive and sustainable in the long term.

Two-bedroom unit sizes range from 98m older villages such as Castle Hill to 105
in newer villages such as Gordon, Ponds, and Woolooware Shoresbé@&tireem
units range from 108/to 125n¥, respectively. The recent market of seniors li
have shifted towards residents looking for 2 Bedroom, 2 Bedroom plus study
Bedroom units.

Larger units provide adequate space for family members to visit and
comfortably. This is particularly important for fostering strong family connect
which are crucial for the emotional w4lking of seniors.

Furthermore, larger units accommodate mobility aids such as walkers, wheelg
and motorized scooters. This ensures that seniors with mobility challenges car

freely and safely within their homes, reducing the risk of accidents.

o Providingoan licenceenure under the BtirementVillages Act 1999 whiaan offer
a range of lease contracts to suit the purch@®é& | F¥2 NRI 0 A {As &
guide,! y 3t AOF NBQa ySgSai offérs & dhdic8 & thrée#didar
Deferred Management Fe@®MF)models,comprising10%, 30% and 50% suit

individual resident financiakquirements

o0 This product is a direct response to market demand in this area and is ther
affordable to the vast majority of the segment of tiearket that is available t¢
purchase this product. To that end the product is perfectly affordable and tk
evidenced by the high rate of sale of identical Independent Living Units buil

delivered in the North Shore at Gordon
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0 Provision ofon-site support services for residenighich promotes ageing in plac
The dAnglicarel 2 YS / I NB tegmPpiedite O Héme support servicdsr
residentsincludingassistance with houseworkpcial support, nursingneals, pet
care, gardenmaintenance shopping and transport to medical and soc

engagements.

Objective 12: Greal

Places that Bring

People Together

The Proposal meets the objective by:

o Provision ohigh-quality active and passive recreation spaces and gardswsll as
walks and pathways

0 Enhanced landscaping to promatetdoor activities

o Promotion ofinclusiveness with the local community by having the rniemugh-
site link (6Rohini Walk) that will permit non-residentsto short-cut from Rohini
Streetto King Stredt James Church

0 Attractive rew and modern architecturand space

o Generous orsite community facilities including a café and pool that local-n

resident seniors caatilise and interact with the village residents.

Objective 13:| The Proposal meets the objective by:
Environmental o Provision 0f6-10 metre wide landscape setbacks that can accommodate reter
Heritage is of treesand new canopy tree plantingdong the site perimeter
identified, o t NRBLR2 aSR dzLJANJ R Xing Street td KHerry /Stediftivayf g
conserved and separates the Site from the Heritage Conservation ArgaR & . S(Nd 12 Rir®d)
enhanced Street) heritage listed dwellingo the north. The landscaped pathwayhich
incorporates existing mature plantingsill supplement the landscape setbac
providedwithin the Site
0 CKW2KAYA 21 f1¢ oAt saflklN®@ivénient link betvae
Rohini Street and theleritage Conservation Area ar8t James Churdb the north.
o0 Incorporationof the sandstondRkohinisandstonegyate pillarsas a feature of the nev
landscaped walkwaywill promote their functionaluse and the SteQ &uropean
history in the new development. The P&soincludesLEP2015 Schedule 5 a
Heritagemappingfor the three (3) sets ofsandstonegate pillars.
Objective 14: A The Proposal meets the objective by:

Metropolis of Three
Cities ¢ integrated
landuse and
transport  creates
walkable and 30

minute cities

0 Increases the quality, amenity and accessibility of dwellings to support
L32 Lddzt F A2y Qa OKIFy3aAy3ad ySSRa -Belng hSan
existing retirement village site in a highly accessible location.

o .dAftRA 2y (KS {Al8Qa t20FGA2Yy Ay Of
for employment/volunteeringstudy opportunitiesincluding the following;

0 Turramurra shopg 100200 m walking distancelong Rohini Street
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i Volunteer opportunities arealso available at Red Cross (Turramurr
Hammondcare (Wahroonga), Girl Guides (North Turramurra), Easy
Gardening (Turramurra), Liiee (Gordon), Anglicare Book Club (Gord
which can be accessed by Bus Route 575 (Gor@atT\North Turramurraand
the T1 North Shore train line.

U HornsbyWestfield Shopping Centend Cinemas5.7 km by car, or 20 minute
train travel (T1 North Shotteain line) from Turramurra Train Station to Horns
Train Station or 25 minutes by Bus Route 575 (Hornsby to Macquarie Uniy

via Turramurra) to Westfields Shopping Centr

Objective 22:
Investment and
business activity in

centre

The Proposal meets the objective by:

0 Redeveloping the site for a seniors housing development which retains

apartments for seniors and/or people with a disability. The village Site is local
closeproximity to the Turramurra town centre precinct which will benefit from lg
shoppers supporting theaim of walkable neighbourhoods

TheVillagewill comprise700nt of commercial useand recreation facilities (indoor
including acafé indoor pool, clinic, chapellibrary, salonand wellness centre
directly employindl0-15 staff This communal space will provide seniaith social
and day to day health related servicesvhich provides business/employmer
opportunities andsupplemensthe business activity in the Turramurra Town Cen
CKS LINRPGAAAZY 2(FublidlykaScesdibleZpivaty Iandtfraudh-gite
link will enhancepedestrianconnectivitybetween theTurramurra Town Centrand
train stationwith the area to the north of the Site

The provision of pgrades to the Coundcll King Street to Cherry Strepathway
provides improved amenity fdocal residents travelling from Kings Road/ St Ja
Churchto Cherry Street and the Railwéndspathway The Railway pathwasg in
the preliminarydesign phase of plannagbgradesand willlikelyincorporae a new
bicyclepath. The combined upgrades will provide improvdiicycle connectivity
between the Turramurra Town Centre and train station with the area to the n
of the Site.
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Objective 27 ¢

Biodiversity is
protected, urban
bushland and

remnant vegetation

is enhanced.

27.1 Protect and
enhance

biodiversity

The Proposal meets the objective by:

0 Retaining the majority of established plantings around the Site perimeter.

o Removal of the existing driveway and water tanks from near the Biodive
mapped area adjacent to the Rohini Street-delsac.

o Proposing no buildings at the sou#tast corner where native trees located on Rok
Street have Biodiversity mapped canopies across a very small part of the Site

0 The Site canopy area covering the Site will be increasdé.856.

The Proposal meets the objective by:
0 Supporting landscape biodiversity with neative plantings

o The site is remote from bushland areas and abutexcavatedailway corridor.

Objective 30: Urban
Tree Canopy Cove

is Increased

The Proposal meets the objective by:

o Site currently has 104 trees. The Landscape Design Concept in support
Planning Proposal demonstrates 166 new trees are able to be accommodat
Site toachieve a total of 228 trees.

0 Site currently has a canopy cover of 22.7% and the Proposal would achieve a
cover of46.9% ¢ KA OK @Fadte SEOSSRa ¢KS
GDNBSYSNI tfIO0OSaé¢ 5Sairdy DdzA RS and 4080
for low density developmentRefer to Figur@ belowwhich illustrates the potentia

canopy cover.

NOTE: AS A PLANNING PROPOSAL CONCEPT
DRAWING, THE OUTCOME OF 46 9% CANOPY

ey e e e S e ey A COVER EXCEEDS OUR REASONABLE
] EXPECTATION, AND SUGGEST THAT 40% IS A

! SUITABLE GOAL. DESIGN DEVELOPMENT AS
1 ] l PART OF DA PREPARATION CERTAINLY WILL
| i i Lo _ AIMTO EXCEED 40%
1 & ] oy i ‘
1 A Ve = e ! -

\. / 1 1 . = =T — e -
L N i |

N 2N !

SITE AREA 9,193 m2
EXISTING TREE CANOPY AREA
PROPOSED TREE CANOPY AREA:
TREE CANOPY OUTSIDE BOUNDARY!

840 m2
3,469 m2
842 m2

TOTAL TREE CANOPY AREA

4,309 m2
TREE CANOPY AS % OF SITE AREA 46.9%

CANOPY COVERAGE TARGETS:
GA GREENER PLACES - MEDIUM DENSITY >25%

EXISTING TREES

PROPOSED TREES

TREE CANOPY
OUTSIDE BOUNDARY

NOT FOR CONSTRUCTION

Figure7: Rohini Tree Canopy Cover (Potential) Source: Site Image
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Objective 32: The | The Proposal meets the objective by:

Green Grid Links o Creation of new local pedestrian connectipmetween Rohini Street and Kir

Parks, Open Spaceg Street

Bushland and o Providing a large amount of new landscapirtgat creates a new sense

Walking and Cycling connectivity with other parks and open spacguch as Karuah ParKurramurra

Paths Memorial Parkand Cameron Park.

o Potential to improve public domain assets including landscaping and tree pls
via thePlanning Agreemeritetter of OfferUpgradesncludealongthe Rohini Street
frontageandto the/ 2 dzy’ O A f p@thwayl thizblibka Cherry Street to King Stre
This will provide improved landscaping, tall canopy tree plantimgch offers
screening to the new development as well as quality gredd nthin and around
the Site.
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TheNorth District Plan(March 2018)

TheNorth District Plaris a guide for the implementation & Metropolis of Three CitieBhe Greater Sydney

Region Plarf2018)at aDistrict Level. The North District Plais structured toallow for the growth incities

where most residentsive within 30minutes of their work; education health facilities services; andjreat

places. This @imed at beingchieved through a number of planning prioritafsthe North DistricPlan The

Planning Proposal shows consisteneigh these Priorities.The North District Plan identifies four Local

Centres in the Kuing-gai LGA namelyTurramuri; Stlves Gordon and Lindfield. Consistency with the

ttlyQa

LI FYYAYS

LINR 2idderiohsdrdted imadee @O A S a I yR

Table6 - Consistency with the North District PIaiNDP)

NDPObjective

Comment

Planning Priority N1¢ Planning

for a City supported by

Infrastructure

N1- The Planning Proposal is consistent with the NDP Planning Priori
as it will utilise existing infrastructure within the immediate area,
accommodate the future higher density residential developme
consistent with the neighbouring highelensity Town Centre precincts
This includes established transport, health and key utilities infrastruct
This aligns with Greater Sydney Region Bjective 4infrastructure use

is optimised.

Planning Priority N2¢ Working
Through Collaboration

N2 ¢ The Planning Proposal is consistent with the NDP Planning Priori
as the process has been a collaborative process and key stakehold
particular Departmentof Planning, Housing and Infrastructuf@PHI)via
the Planning Delivery Unit (PDU), Transport for NSW (TfNS0iney

Trains, and Kaing-gai Council.

Planning Priority N3; Providing

Services and Soci
Infrastructure to meet people

changing needs.

N3- The Planning Proposal is consistent with the NDP Planning Prior

via rovision of

o On-site facilities such as the caféalon, librarywellness centreglinic
and indoor pool which have accessible pathway linRis is further
& dzLJLJ2 NIi SR 0l@ Home/ SLippbrodemid&@ € \dhich can as
residents day to day care/shoppittigansport needs to accommodats
residents changing needs.

0 Proposed througHink to King Streeaind Stlames Churclvhichwill be
wheelchairaccessibleand providedlirect and safe walking and cycli
connections that can be used by people of all ages and abilities.

0 Upgrades to theouncil pathway that links Cherry Street to King Str

provides an additional improved access link to thewn Centrefor

pedestrians and cyclists
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Planning Priority N4; Fostering
Healthy, creative, culturally ric
connecte

and socially

communities.

N4 ¢The Planning Proposal is consistent with the NDP Planning Prior

via provision of

o

The colocation of onsite facilities (including café, pool, wellnes
centre, library, saloyjwith improved pedestrian connections facilitatg
people to be more physically and socially activeichimproves health
outcomes and enhances the overall liveability of both village resid
and the local neighbourhood.

Specifically, He Proposal willfacilitate shared use oRohini Mlage
commercial uses and recreational facilitiesand further promote
intergenerational social connection by invititige wider community to
0NF @St GKNBdzZAK K Stilisé the éadity” facilites.
Upgrades to the Council pathwé#yat links King Street to Cherry Stre
will alsoimprove amenity and safety fdrurramurra residents

The Proposal will foster healthy, creative, culturally rich arscially

connected communitthroughinclusion of the wider community

Planning Priority N& Providing
Housing supply, choice ar
affordability with access to jobg

services and public transport.

N5 - The Planning Proposal is consistent with the NDP Planning Prior

by:

o

Mitigating potential loss of 50 seniors apartments through renewa
facilitating increased density and height to achieve larger and n
accessible housing amdmplementary support services and facilities
the Site.

Providing related additional permitted recreational and commer
uses to be cdocated for the benefit of residents who may be less a
to travel distances.
Providing housing suitable for seniors/disabled occupants in d
proximity to services and trains/buses.

Providing options for affordability. The Site is owned and operated
6social housing providérz ! y3f A Ol NBX 6K2 ¢
Seniors Housing to occupy under a Loan and Licence Agreemen
Loan and Licence system (Retirement Villages Act 1999) offers a v
of contract choices to the Residents, who may choose more afforo

entry charges into the Village, and is used everywhere througl

Australia.
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Planning Priority N6 Creating
and Renewing great places a
local centres, and respecting th
5Aa0NRAOGQa | SN

N6 - The Planning Proposal is consistent with the NDP Planning Prior

by:

o wSySgAy3a | GaINBIG LI OSeo ¢ KS
Turramurra shops and Train Station, Bus Interchange, merits and g
for the immediate renewal of Rohini Village to improve housing qu
and supply, in a location that is pentlarly suited to seniors.

0 Respecting the Districts heritage. The Masterplan Concept provid
Appendix A retains key vegetation around the Site perimeters to prg
landscape separation to the Heritage Conservation area located o

northern side of the Council pathway.

Page 7 of the Heritage Impact Statement at Appendixpivides the
following advices in relation to the heritage integrity of the sandstone e
gates and posts

The sandstone gate posts at Location 3 have been relocated from
original positions during the period 196975 when the Rohir
retirement village was constructed, and lowered in height, however|
AAAYATFAOLIY O Fa GKS vy lleft§atecpostakthis
location. The gateposts at Location 2 (newhst corner), are in thei
original location (as this is a historic entry point to the property) how:
are likely to have been reconstructed in recent years. It is not ki
whether thegate posts at Location 1 (onto the pedestrian pathway
GKS y2NIKO INB Ay GKSANI 2NR3IAY

Further at Page 18 of the Heritage Impact Statement the followi
recommendations are made to retain the elementsefitage significance
associated with the Site:

0 X he three sets of sandstone gate posts shown on Figure 23 sho
retained on the sitéboundaries, with gate posts at Locations 1 an
retained in their current locations.

w The gate posts dtocation 3 (Rohini Street) can be relocated, as tf
are not in their originalocation.

w ¢KS alyRadz2ysS IFraSLRada a A
construction activity on the site.

w The history of the site and the sandstone gate posts shoul
interpreted in a publiclyaccessible manner as part of ti

NERSOSE2LIVSyid 2F G(KS aArids ot

9 Heritage listings in Schedule 5 Part 1: Heritage Items shoulc
amended as follows. The LEP heritage maps should be altered tg
0KS O2NNBOG f20lGA2ya 2F (KSa

Pursuant to Council resolution, all three (3) pairs of sandstone gate [
are to be included in Schedule 5 and the Heritage mapping.

Accordingly,the Masterplan Concept retains/reses the Heritage liste
alyRald2yS aw2KAYyAé alyRadGz2zyS L
residents and the wider community. This is denoted in the Lands
Concept at Appendix khich shows all three sets of sandstone pillarg
their current locations
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Planning Priority N'¢ Growing a
stronger and more competitive

harbour CBD.

N7 ¢The Harbour CBD is a metropolitan city centre and includes the ¢
of Sydney CBD, North Sydney CBD, Barangaroo, Darling Harbour, Py
The Bays Precinct, CamperdoWitimo health and education precinc
Central to Eveleigh, part of Surry Hills andrigydEastThe Proposal doe

not conflict with N7.

Planning Priority N8¢ Eastern
Economic Corridor is bettg

connected and more

competitive.

N8- In the North District, the Corridor includes North Sydney as part o

Harbour CBD anthe strategic centres of Macquarie Park, Chatswood

St LeonardsThe Site is wetlonnected to strategic centres as follows;

U North Sydney 30 minutes via T1 Train Servioe 30 minutesby car
travelling 16 km south along Pacific Highway

i Chatswood- 24 minutes via T1 Train Servioe 20 minutes by cal
travelling 9 km south along Pacific Highway

U Macquarie Parlg 24 minutes via T1 Train Service a2 minutes vig
Metro M1 from Chatswood Station to Macquarie Park

U St Leonards; 29 minutes via T1 Train Servioe 28 minutesby car
travelling15 km southalong Pacific Highway

Bus Route 575 provide®nnection between Turramurra and Gordon Tr

Station.The Proposal does not conflict with N8

Planning Priority N9 Growing

and investing in health an

education precinct

N9- The North District has thre@) health and education precincts:

St Leonards, which contains Royal North Shore Hospitahchs Forest
through the Northern Beaches Hospitand Macquarie Park, includin
Macquarie University, a hospital and a higich industrial employmen

hub. The Proposal does not conflict with N9.

Planning Priority N1@ Growing
investment, busines

opportunities and jobs in

strategic centres

N10- The proposal is consistent with Nb@:

o Sriking a balance in providing an adequate mix of residential land
with supporting commercial and recreational uses in close proximit
transport and the commercial core zone to ensure new reside
housingcan benefit from access and services in centres.

0 Providing employment during its construction amthen completed, it
will also offer work opportunitie$or 10-15 on-site staff comprisingcafé
workers (barista/cleaning/serving) hair dressers, cleanerspool

attendants/cleaners, administrative support staff fdret villageday to

dayoperations, health care/medical stafbperating theWellness Centre

andclinic
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Planning  Priority N11 ¢ | N11¢ TheSite is zoned R4 HighDensity and has an establishel fear
Retaining and managin history as a retirement village. The Site has good local access to e
industrial and urban service services in the North District and does not conflict vintl.

land

Planning  Priority N12 ¢ | N12-The Planning Proposal is consistent with the NDP Planning Priorit
Delivering integrated landus| asfollows;

and transport planning and 20

o Facilitates highquality residential as well as ancillary commercial :

minute city recreational facilities, in highly accessible location, that is -y
connected to an existing train and bus network, thereby providing re
access to services.

o Facilitateswork for staff and residents within a 3@inute city and a
pleasant and safe environment for walking and cycling within a
minute walk of Turramurra town centreOpportunities for partial
employment and/or volunteeringnclude;

U  Turramurra shopg 100200 m viaRohini Streefootpath

0 Turramurra Lookout Community Gardeq Pacific Highway
Turramurra 430 m via Rohini Street footpath and signalised higt
crossing.

i Coles shopping centre¢ Ray Street, Turramurra 550 m
footpath/overpass

i Volunteer opportunities are available at Red Cross (Turramuy
Hammondcare (Wahroonga), Girl Guides (North and S
Turramurra), Easy Care Gardening (Turramurra)ljngféGordon),
Anglicare Book Club (Gordon)

i Westfield Shopping Centre Hornsb¥.7 km by car, or 20 minute
train travel (T1 North Shore line) from Turramurra Train Statio
Hornsby Train Station or 25 minutes by Bus Route BUS Route
Hornsby to Macquarie University via Turramurra) &ecess
Westfield Shopping Centre

Planning  Priority N13 ¢ | N13¢ The Proposdbr seniors housingoes notconflict withtourismrural

Supporting growth of targetec

industry sectors

industryand technologicabbjectives.

Planning  Priority N14 ¢

Leveraging interregiong

transportconnections

N14 - The Proposatloes not conflictwith freight and logistics networ

objectives.Traffic movements associated with seniors housing is typi

outside ofthe busierpeak hour times
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Planning  Priority N15 ¢
Protecting and improving the

health and enjoyment of Sydne

N15- Waterways within the North District include Sydney Harbour and
Parramatta River, the Lane Cover River, Middle Harbour, Narrabeen Lz

Pittwater and the Hawkesbury rivers. The Propdsatemote from any

KFNb2dzNJ | yR waterways and the Harbour so that dioes notdirectly impact any key
waterways. waterways.

Planning  Priority  N16 ¢ N16¢ The proposal is consistent with N6 follows:

Protecting and  enhancin

bushland and biodiversity

0 The supportingArboricultural Impact AssessmenReport(Appendix
C) identifies key tree plantings around the Site periphevbich are
able to be retained in the Concept MasterplanThe Developmen
Concept for the Sit¢Appendix Acreates a new vision containirig6
new trees which will embellish 62 existing trees to be retained on
to achieve a landscaped setting wi#h.9% canopy cover.

0 The supportingiodiversityAdvice(Appendix G) does not identigny
bushland or significant biodiversity other than trees within the Ro
Street culde-sacwith canopies that slightlpverharg the Site. This
mapped area is not proposed to be utilised for buildings or drivew
and will benefit from the removal of the existing water tanRage 4 of

the Biodiversity Advice states:

.5lw Aad NBIldANBR GKNRdAAK i

1. If biodiversity will be impacted within an area that is mappec
on the current biodiversity valuesap.

2. Through the removing native vegetation and the subsequen
need for offsetting the biodiversity logsing the BOS scheme.

3. By identifying the loss of native vegetation in a test of
significance undertaken in accord with the A«.

Arising from the fact not one of the above triggers will occur then it

be readily construed that a BDAR is not required to be preparg

addition, there is no requirement for a response to be provide

respect of theState Environmental Planning Policy (Biodiversity

Conservation) 2021.

Planning  Priority N17 ¢

Protecting and  enhancin

cultural landscapes

N17¢ The proposal is consistent with N17 as follows:
0 The supporting HeritagReport (Appendix ) identifies the retention
F'yR NBf20FdA2Y 27F U KSentlylogatedatitie

northern end ofRohini Streetwithin theroad reserve
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0 The Masterplan Concept retainsieses the Heritage listed sandsto
Gw2KAYAE &l {1IRP by2p/ading thignd &t dhe souther
pedestrianentry within RohiniStreetroad reservewhere they can be
readily viewed from the public domain This isreflected in the

Landscape Concept Appendix H

Planning  Priority N19 ¢
Increasing urban tree canof

cover and delivering green gr

N19- The Planning Proposal is consistent with the NDP Planning PNa#t
as follows:

o0 The Concept Plan for the Proposaillvincrease canopy cover frot

connections 22.7% 1046.9% canopy coveas ndicated in the Landscape Conce
Plan at Appendix H and Figureabove. This greatly exceeds th
Gowernment! NDKA G4 SOG Qat 5 INDSignuid®dlI5% §61
Medium Densitydevelopment

Planning  Priority N20 ¢ | N20-The Planning Proposal is consistent with the NDP Planning Pri2€it

Delivering high quality ope

space

asfollows:

o It will ensure all future development on Siéehieves high quality ope
space whichis designed to have minimal ecological and biodiver
impacts for both the Site and surrounds.

o The provision of higlquality open space whicloptimises areas fo
recreation and social activitis detailed in the Landscape Concepts
Appendix H. This includes provision @ft8% canopy cover across acti
and passive recreation spaces.

0 The Proposal for community use of the café, pool aatkway crossink

”””” Ay GKS a[ S Gfacifate imprdver
opportunity for socialisation between Village residents and the |

community.

Planning  Priority N21 ¢
Reducing carbon emissions a
managing energy, water an

waste efficiently

N21-The Planning Proposal is consistent with the NDP Planning PNdfit
asfollows:
o Designing higkefficiency buildings and incorporating renewable ene

generation will reduce emissions and reduce costs over.time

Planning Priority N22, Adapting
to the impacts of urban an
natural hazards and climat

change

N22 ¢ The Planning Proposal is consistent with the NDP Planning P

N22as follows:

o The Site is not constrained by floodingushfire or other land based
natural hazards

0 The Concept Masterplan landscapiogn assist with ensuringiore
resilierce to extreme heatvia ircreased tree canopwhich will help

minimisethe effects of climate change.
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Strategicand Site-SpecifidMerit Considerations

The Planning Proposakhibits both strong strategic merit and site-specific merit. The Department of
Planning, Housing and Infrastructure (DRdiOvidescriteria for assessingghether aPPhas Srategic and
Jte-SecificMerit. BelowTable7 (StrategidCriteria)and Table8 (Site SpecificCriteria)demonstrate the Site

has cleastrategic andsite-specificmerit.

Table7 - DFHI Assessment Criteriéor Strategic Merit

Does the Planning Proposal ha®rategic merit ? Doesthe Proposal

1 Give effect to the relevant region{ As demonstrated inTable 6, the proposed concept is entirel
plan outside of the Greater Sydn¢ consistentwith the relevant priorities in the North District Pla|
Region, the relevant district pla There are no other corridor/precinct strategies applicable to
within the Greater Sydney Regio Site.
and/or  corridor/precinct  plans
applying to the site. This includes a
draft regional, district orf
corridor/precinct plans released fc
public comment or a place strateg
for a strategic precinct including ar
draft place strategy; or

w Demonstrate consistency with th Thet t A& O2y aA a il Sy liocah Strategic @l1aniir

relevant LSPS or strategy that h Statement andHousing Strategy.
beenendorsed by the Department @
required as part of a regional ¢

district plan; or

w Respond to a change in circumstan( Infrastructure - There is significant infrastructure investme
that has not been recognised by tl occurring in theNorth Shore area including recently construct
existing planning framework. North Connexand the NorthWest Rail Link(NWRL) which are

significant city shaping infrastructure referenced in the No

District Plan.The PP has potential to maximise the usage of this

infrastructure in addition to existing infrastructure such as t

Turramurra Train station which is withe®0 m walkingdistance

Local Environmental Plans The Kwing-gai Local Environmentg
Plan 2015 was prepared in order to cater for the growth as outli
in a previous Metropolitan Strategyd Plan for Growing Sydney

The LEP iherefore approximately years old.
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DemographicsThe Kuing-gaiHousing Strateg{HS)wasupdated
December2020 The Strategy (G LJ- 3 S vy by YB6] thdse
aged 65 years and over in ¥ng-gai will increase by almost 40¢
compared to 2016 ®his translates to an increase from 21,7
(2016) toan estimated 30,245 (2036) Furthermore,the Strategy|
acknowledgesdmaintaining wellbeing, social connections a
independence are key considerati@soghat people can stay health

for longer and support themselves in their own hdnge

Page 20 of the Strategy identifieser the 5-year period (2015
2019 there was an average of 76 approved seniors dwellings
year. These modesapprovalnumbers would support the need fq
the subjectPlanning Proposathich seeks to preverd net loss of
seniors housing at Rohini Villageotentially in the order of 5(

dwellings, when the ste renewal is undertaken.

In response to the HS, tHeepartmentof Planning, Housing an
Infrastructure (DPHI)issued aletter of approval dated 14-2021

The dkcision reflects the analysis undertaken to comply with

comprehensive strategic planning framework and the evidence

to inform/ 2 dzy @Sktd d@l&er a minimur®,000 dwellings fothe

period 202126.

The approvaby DRHIwas subject to several requirements includi

the following;

fConsistent with Priority K3 of the4Ring-Gai [sic]Local Strategiq
Planning Statement (LSPS), Council is to commence a mastg
or accommodate proponedéd planning proposal(s) with gog
planning outcomes, for Gordon, Lindfield and/or Turramurra |
centres. Planning proposal(s) for these centres trebe

submitted to the Department for Gateway determination

December 2022. Where this work is not pursued by Counc
Department welcomes good plabased approaches R
landowner/developers ®

XCouncil is to monitor and review the supply and deliver
housing, in particular to track its performance against th&06
year housing target and establish targets $eniorsand medium
density housing to determine whether future changes to the
and/or DCP are required to incentivise or encourage hoy
diversity and diversity of housing typologhes
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ThesubjectPlanning Proposal is consistent with theHDRtter of
approvaland Housingbeing
i Proponentled planning proposal with good outcome f
Turramurra Local Centrand
9  Assisting Council to meet housing targets for senotssing
by maintaining 110 seniors dwellingad therebyavoidinga
net lossin the order of 50 seniors dwellingsder the current

planning controls.

Table8 - DFHI Assessment Criterifor Site-Specific Merit

Does the Planning Proposal ha®te-specificmerit ? having regard to the following

9 the natural environment on the sit¢
to which the proposal relates an
other affected land (including know,
significant environmental area

resources or hazards)

The Planning Propossite is not subject to significant environment
constraints ohazards. The Site is not bushfire prone or fladfcted
andadheres tahe Local Strategic Planning Statem@rsPSjreasto
be avoidedor future medium and higldensity housings detailed in
Table9 - LSPS Areas to be Avoided

1 existing uses,approved uses, an
likely future uses of land in th|
vicinity of the land to which thg

proposal relates

Theexisting2-4 storeyretirement villageis located within an existini
urban environmentn close proximity to neighbouring residential fl
buildings(north and eastlandisin close proximity to the Turramurr
Town Centrgsouth and eastand Railway Line (south)

ThevillageSite is located to the south of a Heritage Conservation /
(HCA) and #&eritage Item at No 12 King Street. The Site is visu
separated from the Item antthe HCA by a landscaped public pathw

as detailed irFigure8 below.

Figure8¢! SNA I f & K2 g Ay 3 Riwdliig $ddse: Si@napy
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As a large site of almoshe (1) hectare and in single ownership, tH
redevelopment of the Site can be undertaken immediately and i
orderly mastefplanned way, with higiyuality architecture, scale an

separation between buildings.

An Urban Design Repofor buildings and landscaping has be
prepared by Plus Architecture and Site Image respectiliégUrban
DesignReportwas formulated in conjunction with various technig
studies including arborist, heritage, photomontages, traffic & parl
analysis, biodiversity assessments and other informing docum

including site survey, title searches, and infrastructutiéties maps

TheUrban Design Repois provided in full alppendix A.

TheUrban Design Repogroposes a builform, consistent with the
emerging, modest mukstorey character within the surrounding F
HighDensity Residential Zone and of the Turramurra Local Ce
The Development Concept for the site creates a new vision conta
166 new tres which will embellish existing treéscatedoutside the
Concept development footprirtb achieve a landscaped setting wi

46.9% canopy cover.

1 services and infrastructure that af
or will be available to meet th
demands arising from the propos
and any proposed financi
arrangements for infrastructure

provision

The existinginfrastructure services with augmentation, will |
capable of supporting the future redevelopment of the land in |
Planning Proposal.

¢tKS aArAdsSQa aidNRy3 coiplinSnisiitdNaldse)
walking distance proximityo the bus interchange an@urramurra
Train Station A pathway along Rohini Street frontage links the Sit
public transport and shopJhere is asealed footpath adjoining th¢
site within the Railway Corridor and connecting3.66 m wide
landscaped public pathwawhich @uts the western and northerr
boundaries of the Site.

The Planning Proposal includestatter of Offe€ to Council for the
potential upgrades to Rohini Street public domaind upgrades to
the Councilpathwaythat linksCherry Streeto King StreetA copy of
the Letter of Offer is provided at Appendix J
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The Site has particul&itespecificmerit in terms of its location at the end of the street and immediately to
the north of the railway line. The railway line is set below the Site so that train noise is diminished by the

topography.

The Site is largely adjoined by apartments onHigh Density Residential zoned lands to the east and north

east. The Site also benefits from established vegetation around the perimeter of the village including a
substantial 4 m high hedge and variousety@antings along the rear boundary of No 6 King Street (3 storey
apartments), so that visibility of the site from King Street HCA and heritage items is largely obscured.
w2KAYyAQa SadloftAakKSR fFyRaoOlILS aSidAay3a Aa S8WJARSy
LINBLJ NER o0& a@+ANIdzZf LRSraéod +ASgLRAYOG ¢ | yR )

incorporate both existing street trees and future indio&t plantings within the building setbacks.

Viewpoint Positions

1. Turramurra Train Station Platform
2. Comer of Rohini St and Eastern Rd
3. Cherry St South

4. Cherry St North

5. King St

6. Rohini St South

7. Rohini St North

Figure9 ¢ View Point Positions Aerial Map SourcePlus Architecture

View point 1¢ Dewlopmentviewed from train platform Viewpoint 2¢ Dewelopmentfrom cnr Rohini St & Eastern Rd
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CAIERE T W

View Point 5¢ View of development envelope taken from frontage of St James Church (No.5 King St)
andHeritage Conservation area C5 (Laurel Avenue/King Street Conservatiod@dea

View Point 7¢ Rohini Street North envelope & indicative
plantings

View Point 6¢ Rohini Street South envelope & indicative
plantings
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The Viewpointanalysis abovdlustrate the SiteSpecific Merit of the Sit¢hat contribute to its ability to

accommodatencreaseddensity and building height for the following reasons;

i

The development envelope is not visible from the Turramurra Train Station as illustrated in Viewpoint 1

due to distance separation, topography and established landscape screening

Only upper levels of one building will be partly visible from the Turramurra Town Centre as illustrated in
View Point 2, and this may be eventually obscured by future redevelopment along Eastern Road which

currently permits 3storey building heights.

The development envelope is not visible from Cherry Street as illustrated in View Point 3 & 4, due to

distance separation and established landscape screening.

The development envelope is not readily discernible from the HCA due to distance separation and

established landscape screening as illustrated in View Point 5.

The development envelope is only visible from Rohini Street when standing in front of the site as
indicated in View Point 6 and Viewpoint 7. As with all residential flat buildings in the nearby R4 zones,
the built form even with its 10 m landscape setbacks, will still be partly visible from Rohini Street when
standing directly in front of the site. Notwithstanding, the mature canopy cover that dominates Rohini
Street, combined with future street setback plams will diminish the prominence of the taller

buildings.

When the Site is viewed from only a short distance of approximateB0L& downhill from the Site in
Rohini Street (refeFigure9 below) it is apparent that a-b storey development, will be barely visible,

due to the established street trees. The Development Site enjoys a long street frontage, is in single
ownership, with an already mature canopy cover which will be further congpiied by the landscaping

planned for RohinVillage including to the communal open space along the Rohini Village Site.

BRI o T 2
by o = g

S el
"

FigurelO¢ View looking up Rohini Street towards Rohini Village (opposite N494¥ohini Street)
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Q4. Is the Planning Proposal consistent with a Council LSPS that has been endorsed by the
Planning Secretary or GSC, or another endorkechl Srategy or Srategic Plan?

The Planning Propos@P)is consistent with th&Kuring-gai Local Strategic Planning Statemg20) the
Kuring-gaiHousing Strategy to 2036 (2028)d related approval letter issued bfpepartment of Planning,
Housing and Infrastructurél6-7-2021) which includesa requirement i 2 accammodate proponeded

planning proposal(s) with good planning outcomes, for Gordon, Lindfield ahaliaamurralocal centres.

The Community Strategic PlgrOur Kuring-gai2032 and Turramurra Public Domain Planals®e relevant

Local Strategies.Thesekey Strategy and Strategic Péare elucidateduponbelow,

Kuring-gai Local Strategic Planning Statement (LSPS)

The Planning Proposal is consistent wiite Kuring-gai Local Strategic Planning Statement (LS®®)hsets
outKuringgaQad SO2y2YA O I & 2lank bstneeksyfdR thSngxP20Ma&@s(2Y162036) The
LSBRNJ ¢ga (23SGKSNJ 0KS LINR 2 NR  AaScduseplafiskand polididepyesent T NB Y

an overalland usevision for Kering-gai.

The ISPS provides guidance:on
Location of future housing
Future identityand character of local centreslindfield, GordonTurramurraand St Ives
Future requirements for community facilities and open space

Future transport infrastructure

1

1

1

1

1 Supporting the local economy
9 Partnership opportunities with governmeagencies

1 Managing bushland, biodiversity and waterways; and
1

Adapting to climate change

The LSPSadsostructured aroundhe following four key themes
1 Infrastructure and collaboratign
1 Liveability

1 Productivity; and

9 Sustainability

In considering areas for future medium ahidh-densityhousing, the LSPS statesithhe following areas

detailed inTable9 overleafare to beavoided
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Table9 ¢ LSPS Areas to be Avoided

LSPS Requirement Compliance byP
x Heritageconservation areas Complies
x Areas of visual or aesthetic quality and character Complies
x Areas within or affecting scenic and cultural landscapes Complies
x Areas of intact tree canopy where the built form does not sit under the canopy Complies
x Areas with multiple constraints including steep topography Complies
x Areas with environmental values Complies
x Areas that are bushfire prone and with evacuation risk Complies
x Centres with limited transport and service access umidrovements are implementeq¢ Complies

Comment TheSte hasalreadybeen developedand usedfor Seniors Housing for over 5 years in an

established residentiagdreanear TurramurraTown Centre andTrain Sation. Most vegetationon the site

dates back to the late 1980s and thend s relatively levelso thatcombined, the site itargelyabsent of

environmental constraints compared to maather parts of Kering-gai which thdLSPS seeks to avoidiable

10 below outlines consistency witkey priorities of theKuring-gaiLSPS;

Tablel0- Consistencyf Planning Proposalith Ku-ring-gai LSP&020)

Planning Priority

Comment

K1 Providing well planned and sustainable loc
infrastructure to support growth and change

i 2 dzy OA f
Kuring3 I A Q
Centres, the first of these will be St Johns Ave
Gordon; followed by Rohini Street, Turramuarel
Lindfield Avenue and
[ A Y RFUSBRaB£2p

Kl a
g2

02 YY S yYa@&R| o
dzLJANI RS !

the Pacific Highw

X

fiCouncil is actively collaborating with governmer
community and business

infrastructure. Recent examples include work

K2 Collaborating with State Government Agenci¢ K2 - The Planning Proposal is consistent wihnning
and the community to deliver infrastructurg Priority K2 as
projects. 0 The Proposal will complement the existing provisi

to develop n

with: o]

Kl
gai LSPSahningPriority K1, as

- The Planning Proposal is consistent with ikhering-

It will utilise existing infrastructure within th
surrounding area of urramurrato accommodate the
high-density residential development consistent
with the surroundinghighdensity residential ang

commerciakontext

of services and social infrastructure in the area
meet the local communities changing needs

seniorsand others

The Ste is located in a highlgccessible locatigrin
close proximityto a wide range of services, facilitie

public open spacg that canall be utilised by future
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1 Roads and Maritime Services in the transf
planning for Gordon, Lindfield anurramurra

Local Centres;

9 Sydney Trains in Turramurra Local Cerntrg O

release rail corridor land for public open spac
(LSPS Page 30)

village residents thereby encouraging walkablg
neighbourhoods and public transport patronag
outside of peak hours.
The Proposal capotentiallyinclude upgrades to thé
public domain supplemented by communal
landscapeareas along Rohini Stred¢hat arepublicly
accessibleas well asa new crosssite linkda w 2 K
2 | £, which offers a safe pedestrian travel rout
from Rohini Street to King Street/St James Chu
The Masterplan combined with the potential
upgradesto Public Domairand Publicly Accessible

Private Landsare illustratedin Figurell below.

Public Domain
improvement opportunities include:

@ “Rohini Walk’ will greatly improve the town centre access
through improving pedestrian connectivity to the north,
and providing an interesting, activated ‘public access’
destination space at the north end of Rohini Street;

@ Upgrade dead-end to the road with new turning head,
eliminating dangerous public vehicle 3-point turns onto
a private driveway / pedestrian space. The turning head
road verge also provides more legible and safe pedestrian
pathway connection to the railway lands pathway;

@ Communal landscaped garden to roadside with private
land contibution to create 25 x 7m publicly accessible
lawn with allied public seating;

being from the project frontage down to Eastern Road;

King Street pedestrian pathway link upgrades to public
domain paving / furniture and landscape upgrade,
improving the current ‘'shared driveway’ appearance to
achieve a more defined public path. Existing gate posts to
north will be retained;

@ Upgrade of Rohini Street footpath for the length of 150m,

@ Upgrades to the Council owned Cherry St to King St
footpath paving, lighting and landscape to improve safety
and amenity for pedestrians.

Public Benefits

from proposal include:

@ A significant increase in public amenity and safety with
Rohini Walk as shorter higher quality activated walkway
as alternative to the narrow Council owned Cherry St
to King St footpath, accessed via the railway lands path.
Rohini Walk will permanently provide an enhanced north-
south access to King Street and St James Church, and all
residents in the precinct.

Retaining and reinforcing a strong seniors living residential
community identity to the streetscape;

@ The direct north route of Rohini Walk (across private land)
will provide a premium quality uplifting journey, with
activating features including café & outdoor seating; pool
and community accessible facilities; feature civic paving,
landscape and public art; safe lighting and surveillance;

The existing “Rohini” gate posts will be retained within
Rohini Street road reserve to facilitate potential upgrades
to the cul-de-sac;

@ Views into flanking private residential gardens, reinforcing
local residential landscape character;

@ The existing north-west corner site access gates are
retained / upgraded, consistent with Council request,
activating the railway lands path & access to the Cherry
Street railway bridge to the west

Figurell: PotentialPublic Benefits fronPrivate and Public Domain UpgradesSourcePlus Architecture
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K3¢ Providing housing close to transport, servict
and facilities to meet the existing and futurg
requirements of a growing and changin

community.

Figure 216 Kuring-gai Centreg; Suitability for
Additional Housingdentifiesthe following

Primary Local Centres
® containing a local railway station or bus route on an
arterial road corridor, and meets the criteria for 30
minute access to a strategic centre, and
» supported by Council’s community hub projects with
retail services and community facilities.

- Gordon
- Lindfield
- Turramurra
- St lves®

(LSPS Page 44)

KRGActionsinclude;

wd LYLIX SYSy G LI Myfrmiugfas
Lindfield and Gordon Local Centres to facilitat
delivery of the 6.0 year (20222026) and 1415

year (2026 to 2031) housing supfdfort term.£

L ,J%'
/

Site N\

\
TURRAMURRA

N

Priority Investigation Areas for
Future Housing (2021-26)

\,'

K3-ThePlanningProposal is consistent with thi€uring-
gai LSP83,as it will facilitate residential developmen
that will result in a netncrease housing supply irhaghly
accessible location cloge services, facilities and wor

opportunities

Anglicarerecords indicate there were originally 134 ILL
which has diminished to the current 110 ILddsnprisng

1 82 x %bed dwellings (36 A

1 24 x 2bed dwellings (67 A

1 2 x 3bed dwellings (105
Over recent decades, Anglicare has undertaker
program of amalgamating-thed unitsto create some
largerunits. ! y 3 t A\GlagdBu@yevealedthe small
units that have not proven popular, as they 3
considered lacking in amenity. This has resulted in an
going reduction in dwellingijumbers within the Rohin

Village since it was built.

The Planning Proposal will reverse this negative hou
trend, providing larger dwellings that better refle

current day seniors housing requirements.

This will positively contribute to theviability of the
TurramurraLlocalCentre. As identified within th&uring-
gai LSP$%2020) certain amendments to the Krng-gai
LERwill be required to facilitate the 6 20 year housing
supply for the region

The Jte represents anideal opportunity to provide a
consistent form of higldensity residential developmen
in an accessible locatipwithin 200m of the Turramurra
Local Gentre. The new RohiniVillage Developmentvill
help meet the existing and future requirements oha

ageingcommunity.
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K4¢ Providing a range of diverse housing to
accommodate the changing structure of families
and households and enable aging in place.
oProjections from DPIE indicate that -Kng-3 I A
populationaged 65 and above will increase by 499¢
2036highlighting the need for investigation into housil
LINEGA&AZ2Y TFT2NJ GKA& 3N dzL

(LSPS page 70)

K4-The Planning Proposal is consistent with ikhering-
gai LSPK4,as
0 Anglicare2 ¥ TAAIN2 iS¢

nursing/shopping/cleaning/transporthat facilitates

& dzLJLJmdiliding

aging in place for senioras their personal care
requirements change Larger units designed to
Liveable Housing Desifgrilitate ageing in placand
extra bedrooms provide accommodation fo
carer/family members to live with senioes needed,
The combined featuredelay or mitigate the need fo
residents to move ofkite to an Aged Care Facilit
which may result in displacement of people and th
social networks

0 AssistCouncil in reaching theseniorshousing target

K5¢ Providing affordable housing that retains an
strengthens the local residential and business

community

K5- The Planning Proposal is consistent with ikhering-
gai LSPES5, as:

0 The Rohini Village is operated by a social hou
LINE SARSNI 6! yat AOFNBO I
[ SFaS¢ 2LJiAaz2yax G2 I ¢
affordability requirements. Loan Leasetenure is
typically more affordable than ordinary apartmen
of comparable quality.
The provision of seniors housing in close proximity
shops will positively impact on local businesses
Turramurra.

Ly 3t A QG INBQSE da dzLILJ2cdkibined
with larger unitsthat can accommodatearer/family
members delays or mitigates the need for reside
to move oftsite to an Aged Care Facilithereby

retainingestablishedsocial networks.

K6. Revitalising and growingreetwork of centres
that offer unique character and lifestyle for local

residents

K6- The Planning Proposal is consistent with ikhering-
gai LSP8Blanning Priority K6, as it will support the lo

Turramurra centre.

K7. Facilitating mixedise developments within

the centres that achieve urban design excellenc

K7-The Planning Proposal is consistent with kaering-
gai LSPBIlanning Priority Kds;
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o0 The Proposal provides a high-quality mixeduse
development within the Turramurra R4 High Dens
Zone.

0 The Proposal seeks t@amend KLEP2015 tallow
commercial premises and recreational facilit
(indoor) that the wider communityand not just
Rohini Village residentsgan utilise. These non-
residential uses include a Wellness Centre, p
salon, gymand café.

0 The proposed additional permitted usegthin Rohini
Villageare consistent withand willcomplement the
TurramurraTown Centre which is located 33 m to t

east.

K10. Promoting Turramurra as a familpcused

urban village

K10- The Planning Proposal is consistent with #e

ring-gai LSPBlanning Priority K10 as

0 The Proposalseeks to promote intergenerationg
socialisation by providing useach as th&Vell-being
Centre Pooland Caféwhich can be utilised by bot
village residents and seniors/families living in 1
surrounding neighbourhood.

o The Design Concept providearder units (2-3
bedrooms) which caallow a family memberto live
with the village residentand provide additiona
support/care or simply to maintain family
connectiors during child/grandchildshort stays

ot NPgAaA2y 2F GKS awz2KA
Kings Road/ St James Church to Rohini Stnekt
promote integration of local familieas they travel

from church to theTurramurraTown Centre

K12. Managing change and growth in a way th
conserves and enhances King-3 | A Qa

visual and landscape character

K12 - The Planning Proposal is consistent with #e
ring-gai LSPBlanning Priority K12 as it retains signific
plantings around the site perimeter and compliments
landscape character by a doubling of the canopy cove

from the current 22.7% td6.9%.
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K13.

environmental heritage

Identifying and conserving King-3 | #

K13- The Planning Proposal is consistent with K
ring-gai LSP®lanning Priority K13s itis informed by
specialist studiesanalysingthe visual and landscap

character of theSte and surrounding areancluding;

Report
(Appendix A)

Urban Desigr

Maximises retention of significan
trees / hedges aroundthe Site
perimeter including plantings alon
northern

the edge

the

to provide

screening  from Heritag
Conservation Area and Heritage itg

at No 12 King Street.

Heritage
Impact
Statement
(HIS)
(Appendix D

The HIS acknowledges the Site
outside of the Heritage Conservatiq
Area and partly contairs heritage
listed pilars Item 1161 The HIS
provides  recommendations  fa
retention and in relation to the
sandstone Rohini posts and met
gate from their current location in thq
road reserve. The recommendatiol
are adopted in the Concef
Masterplan which showall 3 pairs of
sandstone post incorporated
includingthe retention of gate posts
at the pedestrian entries off th¢
Council pathway.All three pairs of
sandstone gateposts are proposed
for inclusionin KLEP2015 Schedule
and Heritage mappingn accordance

with the CouncilResolution

The aboveexpert reports ensure ttat the Planning
Proposal recognises the unique visual and landsc
character of theSte and surround. Theyposition any
future developmentto both conserve and enhance th
existingcharacter of the area. THdanningProposal will

not result in any adverse impacts on the environment
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K14. Providing a range of cultural, community af K14 - The Planning Proposal is consistent with th&u
leisure facilities to foster a healthy, creative| ring-gai LSPBanningPriority K14 as

culturally rich and socially connected King-gai. | o It incorporates community and leisure facilities whi
will be accessible to the wider community, there
promoting a healthy, creativesulturally and socially
rich connected community. A Letter of Offer
prepared by Anglicare for the shared use of Villg
T OAf AlGA S atagetiienndttitpgsades to the
| 2 dzy Pakhivdy that links King Street to Cher
Streetandthe Rohini Street Road reserve is provid

at Appendix J

K17. Providing a broad range of open spac{ K 17- ThePanningProposal is consistent with thEu
sporting and leisure facilities to meet the| ring-gai LSPBanningPriority K17as

O2YYdzyAlieQa RAGSNAES I yo It incorporates leisure facilities such as a pq
Wellness Centrand landscapespaces that will be
accessible to the wider communiti. Letter of Offer
prepared by Anglicare for the shared use of Villg
leisure facilities and open spacess provided at

Appendix J.

K18. Ensuring recreational activities in natur| K18 - The Planning Proposal is consistent with th&u

areas areconducted within ecological limits and i ring-gai LSPBanningPriority K18 .

harmony with no net impact on endangere( o There is no sensitive ecological areas impacted by,

ecological communities and endangered species renewal of an existing retirement village. Biodiverg

their habitats. Advices prepared by Travers Environmental
Appendix G confirm the proposed development
not have an significant impact on any threaten
species or population.

The Heritage Impact Statement at AppendixdBntifies

that mostvillageplantings date back to the 1980s.

K21. Prioritising new development and housing | K21-_ The Planning Proposal is consistent with the
locations that enable 30minute access to k¢ ring-gaiLSPSIBnningPriority K21as

strategic centres o It will facilitate high density residential developme
in a particularly accessible location, connected
existing vehicular and newehicular transport within
the area.
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0 It locates population density near services, facilit
and employment opportunities all within a 3@inute
city.

o0 The Site iswvell connected to strategic centres ¢

follows;

U North Sydney, 30 minutes via T1 Train Service or
minutes by car travelling 16 km south along Pag
Highway

U Chatswood- 24 minutes via T1 Train Service or
minutes by car travelling 9 km south along Paq
Highway

i Macquarie Park 24 minutes via T1 Train Service g
20 minutes via Metro M1 from Chatswood Station
Macquarie Park

U St Leonardg 29 minutes via T1 Train Service or
minutes by car travelling 15 km south along Pag
Highway

Bus Route 575 provides connection between Turram

and Gordon Train Station. The Proposal does not cor
with K21.

K23. Providing safe and convenient walking al

cycling networks within Kering-gai

K23 - The Planning Proposal is consistent with the

ring-gaiLSPSIBnningPriority K23by:

o Providingacrossia A 1S t Ay awz2KA
safe and accessible bicycle and pedestrian link, f
Rohini Street to King Street and St James Church
will further contribute to improved
pedestrian/bicycleconnections to Turramurra Trali
Stationand Karuah Parkrurramurra Memorial Par
for the local community

o Providng upgrades to the Council ownegglathway

that links King Street to Cherry Streea a Letter of
Offer.
Thispublicpathwaylink offers a convenientycle and
walking pathway thatresidents and the wide
community can benefifThepathwaylinksaround the
Site will further benefit from planned Council
upgrades to thgpathway within therailway corridor
which isin the design stages and to incorporatea
pedestrian andicycle path.
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K25. Providing for the retail and commercial neel

of the local community within Kering-3 I A Q a

K25 - The Planning Poposal is consistent with th&u
ring-gai LSPSdnhningPriority K25by:

o Providing a revitalised village inhaghly accessiblg
location located in close proximity to service
facilities and work opportunities will contribut
positively to a strong local economy.

K26. Fostering a strong local economy th
provides future employment opportunities for

both residents and workers within key industries

K26 - The Planning Poposal is consistent with th&u
ring-gai LSPSdhningPriority K26 as

o It will facilitate highdensity residential developmer;
that will provide employment during its constructig
and approximately 1615 staff will be employed o

siteto operate the Village facilitiesnce completed.

K27. Ensuring the provision of sufficient ope
space to meet the need of a growing and changi

community

The Housing Strategy (20285timates there will be
30,245 residents over 65 years of age by 2036

increase of approximately 8545 seniors since 2(

K27:ThePlanning Poposal is consistent with thi€uring-
gai LSPSa&hningPriority K27as
o It will contribute to accessible open space needs

the village residents and the wider community.

Figure 12below, sourced from the Concept Masterpls
provides a building form broken into small clusters
create interconnected hierarchical open spaces.

@ >8

SourcePlus Architecture

Figuré 12: Open Spaces

A central open space serves as an activity geners
open to the public, whilst the secondary open spa
cater for semiprivate uses. Placement of massi
allows for solar access to these open spaces.

There is also opportunity for roof top terraces
achieve high quality private communal spadbat
can beconvenientlyaccessed by Village resider
including those witra lower level ofmobility.
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Private and communabdpen space are summarised &

follows;
Indoor communal area comprising| 600n?
recreation pool area, librargtc
Ground floor outdoor space 2,450n?
Roof terrace 180n?
Balcony private open spacg2-bedILU | Min. 10n?
Balcony private open spageg3-bedILU | Min. 12n?

9 The communal open space (35%) complies with AL

9 The private open spaamplies SEPRousing &ADG

For details on location gprivate and communal ope
space refer tdProposed Masterplag Open Space of th

Urban Design Report &tppendix A.

K29. Enhancing the biodiversity values ai
ecosystem function services of King-3 | 2

natural assets

K29-ThePlanning Poposal is consistent with thi€uring-
gai LSPSahningPriority K29 as:

o It will resultin an increase in native plantings to t
village site. The Concept Landscape Plar
Appendix H Isows a potential doubling of canof

cover.

K30. Improving the quality and diversity of Kiing-
JFAQa dz2NDblFy FT2NBai

K30- ThePlanning Poposal is consistent with thEu
ring-gai LSPSahningPriority K30as:
o It will achieve an improved quality and diversity

plantingson a substantial -hectare Site

K31. Increasing, managing and protecting-Kig-
JFAQa& dz2NDBlFy GNBS OF y2l

K31- ThePlanning RPoposal is consistent with thEu

ring-gai LSPSahningPriority K31as:

0 The significant trees identified in th&boricultural
ImpactAssessmenReport(Appendix Care mapped
and proposed for retentionunder the Concep

Masterplan.

Figure 13overleaf indicates the location of the tree

identified as being of moderate and high retention val

Smyth Levy & Associates Pty Limited trading as Levy Planning ABN 64 783 407 127

Page 52



Planning Proposdir AnglicareRohiniVillage 5353 Rohini StreetTurramurra

LEGEND

TPZ of trees with
moderate retention value

TPZ of trees with
high retention value

o

Figure 13: Tree Location Plan Source:Plus Architecture

o The increased density and heights proposed, facili
a tree canopy cover ¢f6.9%of the Site. This is mor

than double the current 22.7% canopy cover.

K32. Protecting and

connections

improving Green Gr

K32- ThePlanning Poposal is consistent with thEu
ring-gai LSPSdnhningPriority K32 as:
0 Open space green connections area achieved uf
the Concept Masterplan.
The Urban Design Report by Plus Architecture (Appe
A) supported bya LandscapeConceptand Drawing
Schedule preparedybSite Image (Appendix Will ensure
any impacts on the biodiversity and urban tree cang
within the area are appropriately managedhenthe Ste

is developed.
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K33. Providing a network of walking and cyclir

links for leisure and recreation

K33 -
ring-gai LSPSdnhningPriority K33as

ThePlanning Poposal is consistent with thiu-

o Itwill provide an improved public thoroughfare to tl
surrounding pedestrian network, providing fre
connectivity to the nearby public open space
Cameron Park and the cultural heritage of t

adjacent Heritage Conservation Area.

Figure l1l4below illustrates the Proposal for a new S
axis which allows for a watbnnected walkable looj
within the neighbourhood. This will ensure a sa
comfortable and pleasant walk for residents and {

wider community.

i s Eiahon

y \ 4 W <Q}mvp {\

Figure 14: Pedestrian Connectivity Plan
SourcePlus Architecture

K35. Protecting and improving the health ¢

waterways and riparian areas

K35-_ ThePlanning RPoposal is consistent with thEu

ring-gai LSPSahningPriority K35as

o The Site is not located in close proximity to
waterway or riparian area.

All future development will be designed to complemse

and be sympathetic to all natural areathout impact.
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K36. Enhancing the liveability of Kung-3 | 4 K36- ThePlanning Poposal is consistent with th&u
urban environment through integrated watel ring-gai LSPSd&hningPriority K36as

infrastructure and landscaping solutions 0 The Masterplan Concept for a one (1) hectare |
provides can accommodate integrated wat

infrastructure and landscaping solutions.

K37. Enabling water resource recovery through t| K37 - The Planning Boposal is consistent with th&u
capture, storage and reuse of water, alternativ ring-gai LSPSdhningPriority K37as

water supplies and increased water efficiency | o All future development on the Rohini Village Site \
be subject to further DA approvals and will need
demonstrate sustainable development, includin
landscaping, stormwater management, as well

water and energy efficiency.

K38. Reducing greenhouse gas emissions | K38-_ ThePlanning Poposal is consistent with thEu

Council and the Kuiing-gai Community to achieve ring-gai LSPSdhningPriorities K38 as

net zero emissions by 2045 or earlier 0 All future Development on the Site, will be design
to minimise any ecological or biodiversity impacts
the Site and its surrounds.

o Development must complywith the new SEP
(Sustainable Buildings) 2022 which replaced S
BASIX 0n-10-2023. The SEPP encourages the de
and construction of more sustainable buildings acr

NSW to meet climate change targets.

K39. Reducing the vulnerability, and increasij K39 - The Planning BPoposal is consistent with th&uw
resilience, to the impacts of climate change q ring-gai LSPSd&hningPriority K39by:

Council, the community and the natural and buil 0 Achieving a Concept Masterplan thiaas the least
environment impact on the biodiversity and urbamnee canopy

within the area.
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K40. Increasing urban tree canopy and water in t
landscape to mitigate the urban heat island effe(

and create greener, cooler places

K40 - The Planning Poposal is consistent with th&u

ring-gai LSPSdnhningPriority K40 by:

o0 The Landscape Design Concept in support of
Planning Proposal (Appendix H) demonstrates
new trees are able to be accommodated on Site
achieve a total of 228 trees.

0 The Concept Masterplan illustrates a future tr
canopy cover oft6.9% of he Site to mitigate urbar
heat island effect and to create a greener, coq

village garden.

K41. Reducing the generation of waste

K41- The Planning Proposal is consistent with theikg-
gai LSPS Planning Priority K41 by:

o Maximising significant treestention

o Provision of open spaces that can be used

composting.

K42. Managing waste outcomes that are sal
efficient, cost effective, maximise recycling, ar
that contribute to the built form and liveability of

the community

K42- ThePlanning Poposal is consistent with thi€u-ring-

gai LSPSahningPriority K42as follows

0 The Concept Masterplan demonstrates the ability
manage waste and recycling in the basement cary
thereby maximising liveability of the ground ley

greenspace.

K43. Mitigating the impacts of urban and naturg

hazards

K43- ThePlanning Poposal is consistent with thi€uring-

gai LSPSahningPriority K43as follows

0 The site is absent of hazards that require mitigatio

o The future residential development can appropriate
respond to the natural characteristics of the Si
including provision of significant tree cover a

managing energy, water, and waste efficiently
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Kuring-gai Housing Strategyo 2036 December 2020 Revised)and Housing Strategy Approval Letter
Conditions(2021)

| 2 dzy OA f Q a-rint-qriHbISIRPrategylacknowledgesn page 8Sthat;

0By 2036, those aged 65 years and over ifrikgtgai will increase by almost 40% compared to 2C
Through previous community consultation, we know that when it comes to the needs of our older re
maintaining wellbeing, social connections and independence are key considerations so that people
healthy for longer and support themselveshrir own homeb €

The Planning Propostir a new Rohini Villageelps achieve thipurpose

Section3.4of the dKuring-gai Council Housing Needs Study 2Q263& prepared by Elto2020 provides

the following advice# its Summary and Keynplications

aThere will be a significant rise in the over 55 cohorts across many of the LGAs in the North Distri
of these LGAs are recipients of outward migration of the ageing population framd<ai. With declining
dwelling stock production in some otherD! Qa4 6Sd®3d b2NIKSNYy . SI OK
increases in competition for suitable dwelling across the North DisTiiette may need to be an ev

greater focus on providing stock enabling people to age withinrnga | APége 25)

As this Planning Proposal is seeking to retain the exisRddiigh-Density Residential @ne and amend the
development controls to enable a higher standardSshiors Housing it is consistent with the Housing
Strategy It providesstock forseniors and allowsging inplacefor the residents of the acal Government
Area The amendments sought by the Planning Proposdl enable the delivery of 110 largand more
accessibléndependentLiving Unitswith a significant new00 m? floorspace forcommercial premiseand

indoorrecreationfacilities These will be able toe utilised by the local community.

In approving the Kwing-gai Housing Strategy, tligepartment of Planning, Housing and Infrastructisseied

a number ofApprovalConditions,which includedhe following stipulations that a Site mustbe

. Consistent with Priority K3 of tlkarRingGai [sic]Local Strategic Planning Statement (LSPS), C¢
is to commence a masterplan, or accommodate propoteshplanning proposal(s) with good planni
outcomes, for Gordon, Lindfield and/or Turramurra local centres. Planning proposal(s) for these
areto be submitted to the Department for Gateway determination by December 2022. Where thi
is not pursued by Council the Department welcomes good -pEsed approaches b
landowner/developers¢ KA & | LILINRI OK Aa O2yaAraidSyid oAdGK
These planning proposals are considered necessary to support the supply and delivery of hou
the medium term and present opportunities for new housing typologies (ingladfordable housing

suited to the future and changing needs of the commuity.

Smyth Levy & Associates Pty Limited trading as Levy Planning ABN 64 783 407 127
Page 57



Planning Proposdir AnglicareRohiniVillage 5353 Rohini StreetTurramurra

And also that:

G o @uncil or proponents for the planning of these local centres is to consult with Transport for |
best address transport and road/pedestrian safety issues. Specific consideration should be give
intersections of the Pacific Highway with Ray &trKissing Point Road, Rohini Street and Turram

Avenue when planning for the local centre of Turramérra.

Response t®dPHI Condition 2:- As Council has not committed to a work progrionthe TurramurraTown

Centre, this Planning Proposal by Anglicare consistent with the requirements of Conditi@above The
Planning Proposal will enable a hidgénsity builtform outcome on theSte that serviceghe Town Centre

and isin an area that igxceptionallycloseto public transport, services arather localfacilities.

Response t®PHI Condition3: - WhileaDevelopment to replace 110 ILUs with 110 larger JidJsot deemed

to generateany significant additionatraffic, areferral to Tansport for NSV (TfINSW)has already been
undertaken TheTfNSWesponseat Appendix Elated 23-6-23 and20-7-23 are summarised below
TfNSNV response issued 28-23

1 Traffic Modelling - TINSWhas no requirement for intersection modelling considering the propg

redevelopment is unlikely to have a significant impact on the classified road network.

1 TINSW SP2 Road Widening fNSW has no proposal which currently requires any part of the su

site.

9 Pinch Point Program TINSW has no pinch point program currently involves the subject site.

1 Additional Development SetbaekTfNSW has no additional development setback requiremg

currently for the subject site.

1 Potential Expansion or Alternation of Bus SendaTENSW foresees limited to no impact on buses fr

this pre-planning proposal and notes that there are no immediate plans to increase bus service

along the corridor

TfNSNV response issue@0-7-23

1 Access Arrangement: TINSV refer to aconsolidatedoasement with entry from the existing drivews

at the SEcorner of the site. The letter also (incorrectly) refers to there beipgoposedsecondary
vehicle accesBom the northern end of Rohini Street for service vehicles.
Note: The currendrivewayentry at the northern end of Rohini Street is proposed to be replace
landscaping and pedestrian pathways under tAE Masterplan design. TINSW encourages th
proponentto further consult with KRG noting the Council intends to relocate traffic signals from R
Street to Turramurra Avenu#o reduce traffic flows in Rohini Street.

9 Carparking TINSW supports Travel Demand Management (TDiasures such as approprial
maximum parking ratesand adopting the lower parking rate (in consultation with Counicil

accordance with the KDCP.
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measures.

9 Loading and ServicingTfNSW notes a loading area is provided in the basementenmmmendsthe
development provide adequatieeight and service vehicle spaces.

1 Sydney Trains:TINSW suggests that if the proponenaywish to discusSydney Trains requiremen
prior to lodgement of the PR ensure safety and structural integrity of rail land/assets.

1 Noise Attenuation TINSWrecommends consideration is given to appropriate noise attenua

A detailed review of th@roposalagainst the relevantiousingStrategyObjectives is provided ifiable 1 :

Tablell - Consistency with Kaing-gai Housing Strategy

Consistency with the Kwing-gai Housing Strategy

Housing Priority

Housing Objectives

Comment

H1 ¢ Manage and
Monitor the Supply of
Housing in theright

Locations

o To monitor the delivery o]
housing within areas close t
services, cultural an(

community facilities, and withir

a 10minute walking distance t(

key public transport nodes.

0 To provide homes in areas thi
can support the creation ani
growth of vibrant Local Centre
& a thriving local economy.

o To ensure the delivery ¢
housing is in coordination witl
provision of local & state

infrastructure and services.

H1 - The Proposal is consistent with tf

ObjectiveH1as follows:

0 TheSte is located withina 200 m walking

distance of boththe bus interchange ang
TurramurraTrain Sation, so that the 10min
walking distance of key public transpg

nodes is fully met.
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Figure 15: Locality Plan SourcePlus Architecture

0 The Proposal will provide new Senic

Housing, on an established retireme
village site, that adjoinand will support
activity in theTurramurra Town Centre.

The Proposal is for the renewal of @xisting
urban Site thatwill benefit from orgoing
upgrades to the Pacific Highway atrdin

stations along th&'1North Shore train line
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The Proposal includes @ etter of Offeg
from Anglicardor upgrades to Rohini Stree
which are consistent and complementary
the Kuring-gai Turramurra Public Domain
Planwhichaimsi{i 2To dhaintain, strengther
and enhance the role of Roh®ireet aghe
main commercial street for Turramuga

(Vol 2page8) Potential public benefitare
contingent on negotiations through ¢
Planning Agreement with Council.
The Proposalis exceptionally consister|
with the Department of Planning, Indust
and Environment Housing Strategy

Approval conditior2 which stipulates;

Consistent with Priority K3 of ti+Rng-Gai
[sic] Local Strategic Planning Statemg
(LSPS), Council is to commence a master
or accommodate proponedéd planning
proposal(s) with good planning outcomes,
Gordon, Lindfield and/or Turramurra loq
centres. Planning proposal(s) for thg
centres are to be submitted to the
Department for Gateway determination
December 2022.

Where this work is not pursued by Council
Department welcomes good plabased
approaches by landownerevelopers. Th
approach is consistent witie priorities ang
FOlGAz2ya 27F | 2dzyOAft
proposals are considered necessary
support the supply and delivery of hous
over the medium term and prese
opportunities for new housing typologi
(including affordable housing) suited the
future and changing needs of t
communityg
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H2 ¢ Encourage
diversity and choice

of housing

0 To encourage a mix of dwellir

types and sizes.

o To ensure new homes ai
accessible and meet mobilit

needs.

H2 - The Proposal is consistent with tf

ObjectiveH2 as follows:

o

0 The Proposal forenewal of the 5 year old

The  current Mllage housing s
predominantly 1bedroom independent
living units (ILUswith some 2bedroom
ILUs.As theVillage has agedexpectations
for a higher standard of amenity an
accessibilityas well aseduceddemand for
the smaller units hasoccurred The
Proposal seeks to replace the outdated IL
with larger 2¢3-bedroom accommodation
which are better able to accommodat

visiting family members and/or carers

Villagewill also meet the mobility needs fg
Ageing in Place. Accessibility requirement
F2NJ aaA4SYA2NBR K2 dza A
Housing 2021. Anglicare aim to have 100
Liveable Housing DesifdJswhichprovides
for more generous dimensions for most

the core liveable housing design elementg

The Proposal by Anglicarentroduces
comprehensive ifhome support service
designed to delay or even avoid the need
residents to move into an Aged Care Facil
These ! y3t AOFNB | 2Y8
include personal care assistance, medicat
management, home maintenancpet care,
social support, garden maintenanc
shopping transport to medica
appointments etc. The innovative mode
necessitates the creation of larger unitith
features such as wider doorways

accommodate mobility needs.
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o To investigate housing

affordability.

o

The Rohini Villagds operated by a socid
housing provide{Anglicarepnd will offera
variety ofdLoan Lease options. Providing
loan licence tenure under the Retireme
Villages Act 1998llows Anglicare toffer a
range of lease contracts to suit th
LIdZNOKF a SNRa | FF2NR
I 3dzARS= ! y3f A0l NB
vdzZ NI SNE 2FFSNE |

Deferred Management Fee (DMF) mode
comprising 10%, 30% and 50% to <

individual resident financial requirements

H3 ¢ Increasing
liveability,

sustainability and
area character
through high quality

design

o To encourage housing thg
contributes to healthy and activ

neighbourhoods.

o To facilitate high quality housin
that is responsive to kung-3 I )

local character.

H3 - The Proposal is consistent with tf

ObjectiveH3 as follows:

o

The Proposakbicilitatesredevelopment of an
outdatedRetirementVillage in an accessiblg
location in proximity to existing communit
facilities This promotes healthier, creative,
culturally-rich and more sociallyconnected
community.ThedLetter of Offeg (Appendix
J incorporatesa publicly accessibleross
site link upgrades to Rohini Streqiublic
domainand the Council pathway that link
Cherry Street to King Streetvhich will
contribute to a healthy and activ

neighbourhood for the wider community.

The Proposalakcilitates high quality senior
housing pursuant to Apartment Desig
Guide (ADG)requirementsin place of the
existing olderapartments and is designed
with generoussetbacksand open spaces t
accommodatea total 0f228 trees to achieve
46.9% canopy coveof the Site Figure 16
overleaf illustrates similar multi storey

developmentdn the vicinity.
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9-17 EASTERN RD, TURRAMURRA

0-16 GILROY RD, TURRAMURRA

moleted

0OY RD, TURRAMURRA
23-29 GILROY RD, TURRAMURRA
completed
Figure 16: Surrounding Developments SourcePlus Architecture

0 To promote housing that meet ; The proposal will advance sustainable

high sustainability performanc|  |egidential development on the Ste,

targets. designed to meet the neBEPP (Sustainab
Buildings) 2022 which came into effect

October 2023

Community Strategic Plag Our Kuring-gai 2032(28-6-2022)

ThePlanning Proposal is consistent with the-fifag-gai Community Strategic Plamhich is thelongterm
strategic plan for the future of the Kiing-gailLocalGovernmentArea. It reflects the vision and aspirations
of the Kuring-gai community througlong-term objectives that address environmental, social, economic and

civic leadership issues.

It is informed bykey local plans and policiescludingthe Kuring-gai Local Strategic Planning Statement
(2020)and Housing Strateg2020)and responds ttNSW GvernmentPolicy includingthe Greater Sydney
Region PlaandNorth District Plan
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An assessment of thieroposal against the key themes of the Community Strategic Plan is providedblms

12 below:.

Table12 - Community Strategic Plan Assessment

Consistency with the Kwing-gai Community Strategic Plan

Theme

Comment

Theme 1¢ Community,
People andCulture

fA healthy, safe and diverg
community that respects ou
history, and celebrates ol
differences in a vibrant cultur

of learning

ThePlanningProposal is consistent witlthemel asfollows:

o0 The Proposalwill facilitate the renewal of an outdatedillage which

presently doesot provide suitable connections the surrounding area
The new site axi§ & w 2 K A yallow$ for plibficly accessiblealkable
loop within thevillage This will ensure a safepmfortable andpleasant
walk to daily errands for theommunity. The existing path along the tra
line will be retained to maintain a connection @herry Street

The Concept Plan retainshesegincorporatesthe sandgtone gate posts
within the village pathways

The Concept Plan incorporateslageopen spaces that may be enjoyg
by the wider community and promote opportunities for inter-

generational socialisation.

Theme 2¢ Natural Environment

dWorking together as ¢

community to protect and
natura

enhance our

environment and resourceso

ThePlanningProposalis consistent witiTheme Zasfollows:

o

Future development on theSte will be designedfor a netincrease in
canopy covefor the almost 1 ha sitérom 227% t046.9%.
Significant treeslocated on the Site perimeter will be retained a

protected.

Theme 3¢ Places, Spaces an
Infrastructure

0A range of well planned, clez
and safe neighbourhoods ar
public spaceslesigned with g
strong sense of identity an
LI | OS d¢

ThePlanningProposalis consistent witittheme3 asfollows:

o

Not only the existing trees along Rohini Street establish a visual char
the procession of trees give a sense of identity to the ditas will be
further enhanced by repositioning the entry to a centralised locat
creating a circulation flow free of deashds. Thenew entry node will
positioned at the same location of the Liquidambar tree

Figure 17overleaf illustrates the Concept Masterplascheme which

achieves a sense of identiymd place
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Figure 17: Sense of Identity Plan

o

SourcePlus Architecture

The Planning Proposalill not result in any adverse impacts on t
Environmental or AboriginaHeritage of the surrounding arear wider
region. The high-density Residential Seniors Development being
advocatedhere is already located in an Rdgh-Density Residentiabne
andis well screened from othdand uses

There are also many local communitgnefits from the provisionof
sharedcommunity buildings and facilitie® be delivered to meet the
O2YYdzy Al @ Qa ThigiSpanicHlarly Bl&/aaibthe context

the Turramurra @Gmmunity Hubnot progressing

Theme 4¢ Access, Traffic and

Transport

OAccess and connection t
from and within Kwing-gai
provide safe, reliable an
affordable public and privats
travel, and

AY FNIF & i NHzO (i dzN.

transport

ThePlanningProposalis consistent witittheme4 asfollows:

o

The Proposal W facilitate amuch-neededresidentialredevelopmentof

a retirement villagein an accessible location that articularly well
connected to the existing vehicular and neehicular transport network
Allwithin an areawith excellentaccess to servicefgcilities andwithin a
30-minute city.

The site is located in accessible location within proximity to a range
services, facilities and public open space areas that can bsedtily
village residents and theedestriancross linkhrough the villagehat will

the wider

be open to community encourages safe walkable

neighbairhoods and public transport patronage
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Theme 5¢ Local Economy anc
Employment
G/ NBI GAy3

employment opportunities
through vital, attractive
centres, business innovatiq

and technology

ThePlanningProposalis consistentvith Themeb5 as follows:

o

The Proposal W facilitate future residentialredevelopment that will
provide employment during its construction

The new Seniors facilities witlositively contribute to a strong loc:
economy

The inclusion of ancillary commurfalcilities becoming available to th
wider community, will also promote employment, adjacent to

established Town Centre and will be readily accessible by public trans

Theme 6¢ Leadership

oKuring-gai is well led
managed and supported K
ethical organisations whic
deliver projects and services
the community by listening
advocating and responding t

0KSANI ySSRa v¢

ThePlanningProposalis consistent witittheme6 as follows:

o

o

Anglicare is an established nfutr-profit aged care provider who ca
readily and ethically deliver a new Villageth on-site facilities and
recreation spaceghat will be available to residents and the wid
community.

GCommunity consultation will form part of the assessment process for
Planning Proposaknsuringthat the community iskept informed and

engaged irthe decisionmaking processe®r the Site
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Kuring-gai Public Domain PlagMarch 2022 includingTurramurra Public Domain Plan

The Kuring-gai Public Domain Plg@022)correlates with Council directions and policies including the Ku
ring-gai Development Control Plan,4ing-gai Community Strategic Plgi©ur Kuring-gai 2038, the Kaing-

gai Local Strategic Planning Statement, as well as State level policy siefNagth District Plan.

The Proposal is consistent with the followimdpjectives of theku-ring-gai Public Domain Plaas outlined in

Table B below:

Table B - Kuring-gai Public Domain PlaAssessment

Kuring-gai Public Domain Plan Objective Comment

o0 deliver a high quality public realm; 0 The entry landscape treatment provides
appropriate significant arrival and site entry.
0 These and flanking gardens and broad walky
mark entry to a featureccivié space with
engaging active cafe terraces and featl
gardens and lawns. There is an inviting of
character welcoming the local community
Figure 18below provides a perspective of th
a2dzi KSNY SyR 2F awz2K

iy

s AL P “‘M&L&(»%
= i
Figure 18: Perspective
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0 provide a consistent positive image for-ug- [0 The ConceptMasterplan retains and reinforce
gai with acknowledgement and retention the substantial existing landscaped and tre
local character for each Local Centre; lined edges to the north, east, south and west
the siteto achieve a landscaped character

0 Site landscape treatments are to provide
significant residential garden and canopy tr
setting for proposed buildings. The cent
north-south public access spine across the sit
to provide significant contribution to loca
amenity, and provide an &ge identity space
extending the Rohini Street access corridor.

0 The Proposal Masterplan Concepthas
appropriate scale buildings that are wyg
integrated with neighbouring sites  wit
significant green edges. Rohini Village
provide a positive contribution to the locq
characterof the Turramurra Town éhtre that
resolves the northern edge with seniors livi

identity as an active part of the local communi

o improve legibility and wayfinding; 0 Two Public Art installatiorat the southern end
2 F okdAwy A LINPEAARS o & F A
for pedestrians

0 Sandstone gate pillarat the northern end of
a w2 RAlVE Avhiere it connects to theKing
Street GounciQd YAy 3 { G§NBSI
publicpathwayareto be incorporated.

0 The continuation of nortkrsouth pedestrian link|
is clear, with sightlines of the continuir

walkway assisting wayfinding.

0 develop pedestrian focused places wo The new site axis allows for a wetinnected
improved walking experience; walkable loop within the neighbourhood. Th
will ensure a safe, comfortable and please

walk to daily errands for the residents.
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(0]

Upgrades to theCouncil pathwayabutting the
northern side of the village Siteill improve
safety and amenity for thialternate pedestrian
route that connects King Street oherry Street
andthe exsting path along th&ailway corridar
The existing drivewagff the Rohini Street cull

de-sacwill be replaced by a pedestrigmmecinct

0 ensure an accessible, inclusive, and safe p

domain;

The Proposal seeks sxhievea pedestrian safe
and inclusive desigthat is open to the widel
community. Key features in the letter of offe
include
Crossa A US fAYy]l hicR grévides
public access across thdlageSitefrom Rohini
Street toKing Street

Upgrades to the Council pathway that links K
Street to Cherry Stregt
Upgrades to Rohini Streepublic domain
including the nature-strip and footpath to
achievean accessible and safe pathwand
Providing access for the wider community to-¢

site facilities such as the Village pool and caf

0 create vibrant streetscapes and public arg

with enjoyable experiences including outdg
dining, public art installations and flexibility f

events;

(0]

The new site axis is proposed to create
prominent path through thevillage #e. This
throughtsite-pedestrianlink will enhance the
connectivity between Rohini Street and Ki
Street

The Concept Msterplan shows communit]
F20dzaSR FIOAfAGASaA |
includes a cafe, indoor pool, mufiurpose
space, chapel, etc. These spaces enjoy views
to common landscapereas, and associate
seating to assist in activation of the new pg
link.

0 promote a consistent materials palette ar

consistent design elements to unify and iden
Kuring-gai LGA;

(0]

Colours and materials would be detailed in &

Development Application.
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o respond to climate change by providing shelo The landscape common open space will prov
through planting and structures / built form wit
canopies to reduce heat, and other cool
methods such as water features;

a lush green garden setting for the building

with canopy and accent trees to integra

amenity areas as a series of inviting destinat
andamenity areaskey areaxomprise

w Arrival plaza and activeommunal space
with lawns, waterfeatures and breakou
terraces;

w Cafe and Community Room terrace, w
outdoor seating,lawn and trees, featurg
gardens;

w CommonOpen Space Gardesreas, with
seating andyathering amenity, barbeques
exercise areas, communigardensand

w Loop walkway node areas, with points
interest such seatswater features, urns
and feature planting, and a matrix fihe

art sculptures through the gardens

o0 preserve and enhance vegetation and landsc| o The Rohini Village proposals retain and reinfo

character of Kuing-gai; the substantial existing landscaped a
treelined edges to the north, east, south a
west of the site. Sitéandscape treatments ar
to provide a significant residential garden a

canopy tree setting for proposed buildings

0 The Masterplan and proposed buildings on t
site have been located and designed with strg
regard for retaining valued trees amdeating a
positive relationship with neighbouring site
The perimeter landscape proposals reinfof
existing buffer trees and tall shrub planting,
located in relation to creating a series of featu

seating and amenity nodes to loop walkways
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ReferFigure19 below illustrates the Landscap

masterplan concept which preserves an

enhances the landscape character.

Figure 19: Landscape Concdphown with potential Rohini Street upgrades) Source: Site Image

0 encourage sustainable design using robust, I{ o Materials would be detailed in any Developme

lasting materials; and

Application.

0 encourage sustainable water usagesign such o Sustainable wateusagedesign featuresvould
as water capture, water rese and cleansing
and water efficient planting

be detailed in any Development Application.
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Turramurra Public Domain Plan

PublicDomain Concept plans have been prepared for six local cengr@sirramurra, Gordon, Lindfield, St

Ives, Pymble and Rosevillthe Turramurrdublic Domain Plan containiset followingVision Satement

GTo promote Turramurra as a familgcused urbarwillage so that it can continue to be a wetinnected and

attractive place to live, work and shop, and where local families can meet and spend leisdré time

Figure20belowprovides an extract of the overall Public Domain Con¢@piCjor Turramurra Town Centre
area which adjoins the Rohini Village Sitépgradesproposedunder the TurramurrdPublic Domain Plan
include upgrades to Rohini Street along the Site frontdge Council pathway that abuts the nositest

boundary andalong the railway lands pathway that adjoins the Sithe PDCupgrades do not envisage

closure of the driveway into the Villagem the north end of Rohini Streety widening to the culle-sac

which could be achieved under tiftanning Proposal aratcompanyingletter of Offeg at Appendix J.

Figure20 Extract lllustrative Turramurra Concept Plan Source: Kuing-gai Public Domain Plan Vol.2
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Planning Proposdir AnglicareRohiniVillage 5353 Rohini StreetTurramurra

Figure 20 is expanded uphigure21, 22 & 23 belowwhichprovide more detailed information contained in

the TurramurraPublic DomairPlan includingupgrades to Rohini Streand railway carparkA new bridge is
proposed to connect Ray Street and trelways carpark in Rohini Stredénoted as- on Figure22

below. However,it is noted thatthe deliveryand timing of thisvehicularbridge is uncertainso that this

Planning Propos&oncept Desigdoes not rely upon the connectighut does not inhibit its construction if

it everproceedsn the future

Site

¢ ¢ X
Figure21l: Turramurra Publi©omainPlan(Rohini Stulde-sag Figure22: Turramurra Publi©omainPlan fith Rohini St)
SourceKuring-gai Public Domain Plan Vol.2 Source: Kuing-gai Public Domain Plan Vol.2

Figure23: TurramurraPublic DomainlBn (mid Rohini St)  Source: Kuing-gai Public Domain Plan Vol.2
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