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SJB acknowledges the Traditional Custodians of the lands, waters,
and skies, and their perpetual care and connection to Country where
we live and work. We support the Uluru Statement from the Heart and
accept its invitation to walk with Aboriginal and Torres Strait Islander
people in a movement of the Australian people towards a better future.

We believe that inequity enshrined in our society continues to
significantly disadvantage First Nations colleagues, friends, and
community. Following the referendum, we are personally and
professionally recommitting our support of Aboriginal and Torres
Strait Islander people. We will continue to strive for (re)conciliation by
acting with integrity and passion, in an effort to address this imbalance
in our country and create lasting generational change.

Issued

VOl Draft Urban Design study - stage 1 05/12/2024
Vo2 Draft Urban Design study - stage 1 13/12/2024
VO3 Draft Urban Design study 22/01/2025
V04 Summary of Urban Technical Studies 20/02/2025
Y05 Summary of Urban Technical Studies 21/02/2025
V06 Final Report of Urban Technical Studies 28/02/2025
V07 Final Report of Urban Technical Studies 17/03/2025
YO8 Final Report of Urban Technical Studies 24/03/2025

RImex e W Certified Management Systems Version: 08 Gadi Country T 61293809911
m Ref: 7053 Level 2, 490 Crown Street E sydney@sjb.com.au
ISO 2001:2015 Quality Management Systemn Prepared by: IV, ZC.IW Surry Hills NSW 2010 W sjbcom.an
' IS0 45001:2018 Occupational Health & Safety Management System Checked by: JK, JMcG
NOCO2 IS0 1400122015 Environmental Management System

WIRTHOSCRCORMAL

SJB Architecture (NSW) Pty Ltd
ABN 20 310 373 425
ACN 081094 724

Nominated Architects
Adam Haddow 7188
Emily Wombwell 10714
John Pradel 7004
Jonathan Tondi 11981
Nick Hatzi 9380



Contents

SJB

01

02

03

Introduction

Overview

Understanding Transport Oriented Development (TOD)
Ku-ring gai exhibited planning policy

Ku-ring-gai Better Planning scenarios overview

Our approach

Approaches to calculating dwelling capacity

Purpose of this study

Bascline review and site appreciation
Study area

Gordon

Killara

Lindfield

Roseville

Hierarchy of planning documents

Ku-ring-gai Local Strategic Planning Statement (LSPS)
Ku-ring-gai LSPS - Urban Precincts

Ku ring gai DCP Review - Built Form Controls
Ku-ring-gai Urban Forest Strategy

Ku-ring gai Public Domain Plan

Understanding the place

Site analysis methodology

Heritage and conservation areas

Community infrastructure and restricted sites
Strata lots

Tree analysis

Ku-ring-gai Centres Technical Study

L e NS O

10
11

12
13
11
15
16
17
18
19
20
21
22
23

214
25
26
27
28
29

04

05

06

Understanding the opportunity 30
Place-based approach 31
Corridor concept design 32
Corridor concept structure plan 33
Approach to the centres 34
Centre structure plans 35
Gordon 36
Killara 37
Lindfield 38
Roseville 39
Implementation strategy 40
Ku-ring-gai TOD preferred alternative - Implementation Strategy 11
LEP Plans 42
6.1  Land Use Zoning (LZN) map 43
6.2  Heights of buildings (IHHOB) map 44
6.3  Height of Buildings (Clause 4.3 (2a) KLEP) 45
6.4  Floor Space Ratio (FSR) map 46
6.5  Floor Space Ratio (Clause 4.4 KLEP 2015) A7
6.6  Land reservation acquisition map 48
6.7  Active frontages 19
6.8  Minimum street frontages for lots in employment and mixed use

zones (Clause 6.8 KLEP 2015) 50
6.9  Affordable housing map 51



Introduction




Introduction

Overview

In May 2024 the Department of Planning, Housing and
Infrastructure (DPHI) introduced their Transport Oriented
Development (TOD) Program as part of a suite of reforms to
increase housing supply to address the housing crisis.

The TOD Program allows residential apartment buildings of six
to seven storeys to be built within a 400m catchment of train
stations within Gordon, Lindfield, Killara and Roseville.

In response to the TOD program, Council prepared the ‘Planning
for Better Qutcomes - Alternatives Scenarios to the TOD
program’ (the Alternative Scenarios) for public consultation
during November and December 2024, The Alternative Scenarios
identified options for achieving the TOD dwellings targets

across the four centres, while minimising impacts on heritage,
environmentally sensitive areas and maintaining tree canopy.

[ DPHI
- Ku-ring-gai Council

I sie

SJB Urban and SJB Planning (SJB) were engaged by to review the

Alternative Scenarios and TOD baseline scenario and working
closely with Council, formulate a Preferred Scenario.

SJB’s engagement has involved the following key tasks:

— Establishing a baseline - reviewing existing studies, policies,
and data to inform decision-making.

— Place analysis - assessing urban, social, and environmental
factors to shape the structure plans.

— Preparation of structure plans - defining spatial frameworks
to guide land use, density, built form and public domain.

—  Preparation of a proof of concept - testing the feasibility of
proposed controls and development outcomes.

— Preparation of a Implementation strategy - outlining the
required amendments to Ku-ring-ai Local Environmental
Plan 2015 (KLEP) to implement the Preferred Scenario.

The Transport Oriented Development
planning controls commenced on 13 May
2024

The TOD program applies to all residential

Roseville, Lindfield, Killara and Gordon train
stations.

Itapplies blank planning controls to allow
for 6 storey residential flat buildings to all
land including Heritage Conservation Areas
(HCAs).

SJB

Ku-ring-gai Council developed alternative
scenarios to the TOD program to redistribute
planning capacity within the centres to
retain Heritage Conservation Areas, areas of
significant tree canopy and environmentally
sensitive areas.

This alternative approach would deliver the
same amount of dwellings envisioned by the
TOD program.

Ku-ring-gai Centres Technical Study

Validate and review methodology for caleulating
additional dwellings. Verify assumptions and built
form outcomes.

Validate and review methodology for calculating
additional dwellings. Verify assumptions and built
form outcomes.

Consideration of community feedback and
submissions received during the consultation period.
Integration of Councillors feedback.
Ongoing collaboration with Council

Strategy.

Site visit, photographic documentation, demographic
analysis and analysis of existing character statemenits.

Summeary of all relevant consideraticns that have an
impact on the development capacity of lots.

DESIGN PROCESS

Introduction of new FSR and HOB bands to ensure
the desired outcomes can be achieved across the
four centres.

Built form, land use and public domain structure plans
per centre, visually illustrating the proposed FSR and
HOB and incorporating existing KDCP/LSPS/PDP
information.

Iterative calculation of additional dwellings delivered
by proposed controls to ensure the target set at
23,200 dwellings is achieved.

Assumptions on amalgamation pattern to provide a
starting point for economics and built form testing.

3D modellings oh a site-by-site basis (based on
assumed amalgamation pattern to ensure controls
are achievable and outcome is desirable across all
centres.
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Understanding Transport Oriented Development (TOD)

Guidance to N TI‘ ~22 054 DWELLINGS
Transport Oriented "I .

-
Development LW o

The Department of Planning, Housing and Infrastructure (DPHI) l
Transport-Oriented Development (TOQD) Policy is incorporated L
within the State Environmental Planning Policy Housing 2021
{Housing SEPP). Itamends planning controls within 400 metres
of strategically located Metro and railway stations.

02 Enable a variety of land uses (residential,
Ol1Increase housing supply in well-located areas commercial, recreational) within walking distance of

train and metro stations

The objectives of the TOD program are to:

— Increase housing supply in well-located areas

— Enable a variety of land uses (residential, commercial,
recreational) within walking distance of train and metro
stations

— Deliver housing that is supported by attractive public spaces,
vibrancy, and community amenity

— Increase the amount of affordable housing in these locations M m

Since 8 May 2024, Gordon, Killara, Lindfield, and Roseville have
been designated as Tier 2 TOD stations. The Guide to Transport-
Oriented Development, prepared by DPHI in May 2024, outlines
the proposed controls and de tails the application of bonuses for
senior living and affordable housing.

— The TOD program will allow residential flat buildings in
residential zones and local cenftre zones, along with shop-top
housing in local centre and commetrcial zones.

—  Maximum 2.5:1FSR

—  Maximum 22m HOB inR1,R2, R3,R4

— Maximum 24m HOB in E1 (B2), E2 (B3)

— No minimum lot sizes

— Minimum 21m lotwidth.

The TOD amendment only applies if existing maximum height
and floor space ratio controls are lower than the controls allowed

under the policy. 04 Deliver housing thatis supported by attractive

03 Increase the amount of affordable housing public spaces, vibrancy, and community amenity
The dwelling vield generated under TOD controls has been

used as a baseline, and any alternative masterplan or proposed

controls must achieve an equivalent housing capacity.

SJB Kurring-gal Centres Technical Study
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Ku-ring-gai exhibited planning policy

In response to the blanket controls of the TOD program Council
investigated four alternative scenarios to deliver housing which
were publicly exhibited atthe end of 2024. Each of the scenarios
deliver the NSW Government housing targets within walking
distance of the subject stations however they represent trade-offs
between local character protection and building height.

Council’s scenarios propose building heights in excess of the
TOD on appropriate sites as this enables protection of Heritage
Conservation Areas (HCAs) and the associated mature tree
canopy.

The scenarios were informed by the NSW Government’s
Tranport Oriented Development - Guide to Strategic Planning. The
estimated number of additional dwellings under the TOD controls
differs between Council and DPHI. This can be attributed to
Council’s more rigorous application of the controls during
investigation.

Have your
say on five
housing
scenarios

Better planning between
Roseville, Lindfield, Killara
and Gordon stations

sJB

Council’s principles

i@
)

TS
Oy

& 7

Principle 1
Avold environmenially sensitive areas

Mot encouraging developmert in areas containing high-value biodiversity, natural
watercourses, or steeply sloping or bushfire-affected land.

Principle 2

Minimise heritage item impacts
Avoiding locating developmert in areas with a high concentration of heritage items, which
are properties individually listed in Council's planning controls due to their importance.

Where this cannot be avaoided, allowing heritage itermn owners to benefit from surrounding
dewveloprment if their home is preserved and respected by this developrert.

Principle 3

Preserve heritage conservation areas

Prioritising the protection of heritage conservation areas, which are areas recognised
and wvalued for their special historical and aesthetic character.

Principle 4

Minimise tree canopy impacts

Allowing more space around new buildings in developrment areas, to set aside space for
existing and future trees, while also encouraging the replacement of any removed trees,

Principle 5
Manage transition impacts

Striving for an acceptable transition between areas of different density, including avoiding
unreasonable privacy and overshadowing impacts on neighbours.

Principle 6

Ensure appropriate building heights

Delivering a range of building heights which are appropriate for Ku-ring-gai and in line with
comparable Sydney centres,

Principle 7
Support local centre revitalisation

Promoting wiable urban renewal in commercial areas that includes new retail facilities
[including supermarkets) and helps deliver community infrastructure such as new libraries,
open space and commmunity centres.

Eu-ring-gal Centres Technical Study

Scenario 1- Baseline TOD controls (prepared by Council)

6 storeys*

Gordon
& Storeys maximum®*

400 metres
23,200 dwellings

0% HCA protection

Killara
& Storeys maximum®

Lindfeld
& Storeys maximum®

Legend

Train station

== Railway line

m 0D boundary (400m)
== Ward boundary

TOD Controls - Building
height & storeys and FSR 251

|:| Land considerad unlikely
to redevelop i

7 Heritage conservation areas

e

. Existing green assets

Roseville
& Storeys maximum®

*Note: Land considered unlikely to redevelop
refers to sites with recent developments, strata
over 10 lots or community and public uses such as
schools, churches and hospitals etc.
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Ku-ring-gai Better Planning scenarios overview

Scenario 3B is preferred by the community

Scenario 2A - Safeguard and intensify

5 to 25 storeys*

Gordon

=" 75 Storeys maxirnurm®*

400 metres

23,200 dwellings

78% HCA protection

Killara

=10 Storeys maximurm*

Legend
O TranstEnon

== Raltwayline
Lindfeld

= TOD boundary (400 15 Storeys maximurm®

= Ward boundary

TOD Contmols - Building
heght & storeysand FER 251

Buillding height &-15 stoneys
and FSR 301w &1

Bullding height 1&-25 stoneys
and FER 5.0:1m 811

Building height 5-8 streys
and FSR range 1.3 10 181 +

5% deep soil Roseville

12 Storeys maxirmurm®

O

Land considered unlikely
m nedevelop

Heritage conservation areas

oS

Existing green assats

=i

— By transferring dwellings to the E1 commercial zones, this
option safeguards a large proportion of HCAs (78%) across
the TOD areas

— Improvements in canopy protection are achieved by
transferring dwellings from HCAs to the commercial areas
and by changing TOD controls including reduced densities,
flexibility in height and deep soil controls as per Principle 4

— Heritage items are protected by removing TOD controls from
surrounding areas or allocating development rights as per
Principle 2

— Transition impacts are managed by expanding or contracting
development boundary as per Principle 5

— Increased building heights and density in commercial zones
will support revitalisation as per Principle 7

—  Maximum building heights - Gordon 25 storeys, Killara 10
storeys, Lindfield 15 storeys & Roseville 12 storeys

(Ku-ring-gai Planning For Better Qutcomes, Pg 46)

SJB

Scenario 2B - Minor Amendments to Existing NSW
Government Controls

6 to 15 storeys®

Gordon

=15 Storeys maximum*

400 metres
23,200 dwellings

31% HCA protection

Killara

—~=" & Storeys maxirnurm®

Lindfeld

’.‘l 15 Storeys maxirnurm®*

Legend
@  Trainstaton
== Ralway ine
m== TOD boundary [400rm)
= Wiard bOundary

TOD Contnals - Bulding
height & stoneys and FSR 2501

| Building height 8-15 storeys

and FER 301w 6111 Roseville

8 Storeys rnazdrmum*
D Land considered unlikely
o nedevelop

7 Hermage conservation areas

Exisung green assets

— Provides no protection for Heritage Items - not consistent
with Principle 2

—  Provides limited protection for HCAs (31% protection) - not
consistent with Principle 3

— Provides minimal protection for tree canopy - not consistent
with Principle 4

— Creates transition impacts - not consistent with Principle

— Provides some variation in building heights and density -
partly consistent with Principle 6

— Increased building heights and density in commercial Zones
will support some revitalisation as per Principle 7

—  Maximum building heights - Gordon 15 storeys, Killara 6
storeys, Lindfield 15 storeys & Roseville 8 storeys

(Ku-ring-gai Planning For Better Qutcomes, Pg48)

Ku-ring-gai Centres Technical Study

Scenario 3A - Preserve and Intensify

5 10 45 Storeys*

Gordon

=" 45 Storeys madimum*

400 metres

23,200 dwellings

100% HCA protection

Killara
15 Storeys masimurm®

Legend
€ Transtaton

== Ralway ing

== TOD boundary (£00m)

w= Wand boundary
Lindfeld
TOD Controls - Bulding 35 Storeys masrmurm*

henght &storeysand FSR 251

Building heght 8-15 storeys.
and FSR 301 m &1

Building heght 14625 storeys
and FSRE01WE1

. Building height 2¢+ Stoneys
and FSRrange 7.1:1 w1000

Bullding heght 5-8 storeys
and FSRrange 1.3:1 10 1.8 +

50% deep sall Roseville

25 Storeys maximum*
] Land considersd unlikely
10 redevelop

77 Heritage conservation aness

. Existing green assets

—  Preserves 100% of existing HCAs in the TOD areas by
transferring dwellings to areas within 400m of the rail
stations - primarily to the commercial zones

— Provides added protection to the smaller centres of Killara
and Roseville by transferring dwellings to the larger centres

— Improvements in canopy protection are achieved by
transferring dwellings from HCAs to the commercial areas
and by changing TOD controls including reduced densities,
flexibility in height and deep soil controls as per Principle 4

— Heritage items are protected by removing TOD controls from
surrounding areas or allocating development rights as per
Principle 2

— Transition impacts are managed by expanding or contracting
development boundary as per Principle 5

— Building heights exceed heights in larger centres like
Hornsby - not consistent with Principle 6

— Increased building heights and density in commercial zones
will support revitalisation as per Principle 7

—  Maximum building heights - Gordon 45 storeys, Killara 15
storeys, Lindfield 35 storeys & Roseville 25 storeys

(Kuring-gai Planning For Better Qutcomes, Pg 50)

Scenario 3B - Preserve, intensify and expand

5 to 20 storeys™

Gordon

=" 20 Storeys maximurm*

800 metres

23,200 dwellings

100% HCA protection

Killara

~7 & Storeys maximum®

Legend
©  Train stEnon

==  Ralway ling
Lincfield

15 Storeys maxirmum®

= TOD boundary (£00m)

== Ward boundary

100 Cantrols - Bullding
height & storeysand FSR 2511

Bulding height ¥-15 stonzys
and FsR U0 wall

| I Bulding height 1 &2 soreys
and FsR bUw 811

I Bulding height b-8 storeys
and FsH range 130 m 1E +
50% deep soil

Roseville

8 Storeys maxirnum™

D Land cansidered unlikely
0 redevelop

7] Hermage oonservanon aneas

. Existing green assets

— Preserves 100% of HCAs in the TOD Areas by transferring
dwellings to areas within the 400m & 800m of the rail
stations as per Principle 3

— Inaddition, an area in Gordon has also been protected as
it is recommended as an extension to the Robert Street/
Khartoum Avenue Heritage Conservation Area (C39) by
the Draft Ku-ring-gai Southern Heritage Conservation Area
Review, October 2024

— Provides added protection to the smaller centres of Killara
and Roseville by transferring dwellings to Gordon and
Lindfield

— Heritage items are protected by removing TOD controls from
surrounding areas or allocating development rights as per
Principle 2

— Improvements in canopy protection are achieved by
transferring dwellings from HCAs to the commercial areas
and by changing TOD controls including reduced densities,
flexibility in height and deep soil controls as per Principle 4

— Transition impacts are managed by expanding or contracting
development boundary as per Principle 5

— Building heights are managed appropriately consistent with
Principle 6

— Increased building heights and density in commercial zones
will support revitalisation as per Principle 7

—  Maximum building heights - Gordon 20 storeys, Killara 6
storeys, Lindfield 15 storeys & Roseville 8 storeys

(Ku-ring-gai Planning For Better Qutcomes, Pg 52)
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Our approach

The below methodology diagram explains the processes used

to deliver an evidence-based outcome. Consideration of existing
work has informed the design process, with rigorous and iterative
testing ensuring an evidence-based rezoning proposal that is

grounded in place.
INPUT

BASELINE REVIEW

SITE
ANALYSIS

DWELLING
TARGET

23,200

BETTER
PLANNING

SCENARIO 24
SCENARIO 2B

SCENARIC 3A

SJB

DESIGN
OBJECTIVES
2D TESTING
HEIGHT OF BUILDINGS
LAND ZONING
FSR

DEVELOPMENT
OF CONTROLS
ALIGN:

BETTER PLANNING
PRINCIPLES

TOD OBJECTIVES
COMMUNITY
FEEDBACK

PLACE OUTCOMES

DRAFT STRUCTURE PLANS

LAND ZONING
BUILT FORM
PUBLIC DOMAIN

Ku-ring-gai Centres Technical Study

PROCESS
REFINED
SCENARIO
T——— 3D BUILT FORM
. TESTING
LE PROCF OF CONCEPT

VALIDATE TARGET
TOTAL CAPACITY
— DELIVERED CAPACITY
= ADDITIONAL CAPACITY

ONGOING FEEDBACK

OUTPUT
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Approaches to calculating dwelling capacity

The methodelogy adopred by ZJE to determine the additional
dwelling targets for the centres can beexplained through a
number of Key concepts,

Delivered capacity is the number of existing (built) dwellings on
site,

Both Council and 5.JB methodologies, have accounted for the
existing dwellings within the cenfres,

Wle understand DEHI has not considered the existing dwellings
but telied on existing capacity (see balow),

Existing capacity is the dwellings that could be developed on a
site under the existing planning controls,

Existing unrealised capacityis the additional dwellings

that could be developed on a site under the existing planning
conftrols This occurs where the height and FSE of the existing
developiment on site is less than what is permitted undet the
existing planning controls, Itis calculated by subtracting the
elivered capacin from the existing capacity,

Total capacityis the total dwellings that could be delivered on a
site 1inder the proposed planning controls,

Additional capacity is the additional dwellings that could be
developed o a site under the proposed planning controls, Itis
calculated by subtracting the elivered capacity” from the total
planning capacity,

Ordinarily, determining additional capacity involves
distinguishing betweer delivetable capacity’ and
Lonstrained capacity’ While all sites may have development
potential undet the planning controls, some sites ats
constrained and ate less likaly to be tedeveloped COfthe
crerall additional capacity, only a portion will be deliverable
as the test is constrained. [n determmining additional dwelling
capacity SJB differentiates between “constrained” and
"deliverable” capacity

Constrained capacity rafers to the dwellings that
could be developed undet the planning controls on
gites that have been identified as beiflg constrained
These are sites that are less likely to develop i the
short to medium term, [dentified constraints include
considerations such as strata developments with
mote than 10 lots, schools, places of publicworship or
recently completed developments,

Deltverable capacity refers to the dwellings that could
e developed under the proposed planning controls on
largely unconstrained sites, Theseare sites which are
likely to be redeveloped in the shott-to medium tetm, It
excludes potential capacity on constrained sites,

sJB

QUR APPROACH

Additional capacity calculated within the proposed alternative
boundary, [t distinguishes between deliverable and constrained

Aszumetion bised on
Cobnoil s Enowledgaof

capacity.
00
FSR PROPOSED ¥ AREA /
- the tocal markee

TOTALCAPACITY —|

DELIVERED
CAPACTTY

L TOTAL CAPACITY -

Fracizainformag tion bazad
P on Couneil’s d5tabs e

ADDITIONAL
CAPACITY

Fu-ring-gai Centres Technical Study

AVERAGE UNIT SIZE

TOTAL CAPACITY

ADDITIONAL
CAPACITY

24 562

EXISTING CAPACITY

DELIVERED
CAPACITY

DELIVERAELE
CONSTRAINED

g
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Purpose of this study

The primary objective of Council’s alternative scenarios, is to
refine the dwelling distribution proposed under the TOD program
to achieve better planning outcomes that minimises impacts

on HCAs and heritage items, tree canopy and environmentally
sensitive areas while ensuring that new development aligns with
the desired character of each centre.

In line with the principles established by Council for the
alternative scenarios, this study identifies a preferred scenario
that focuses on relocating density to well-Hocated sites and
expanding the boundaries of change to include suitable areas
within an 800m catchment of train stations.

This allows for a more controlled and strategic distribution

of growth, ensuring that development occurs in appropriate
locations while preserving valued areas. The redistribution of
dwellings also considers the hierarchy of centres, reinforcing
their role within the broader urban framework and ensuring that
density is directed to locations that can best support it.

i i TOD boundary

I:I Proposed alternative boundary

Relocating density

HCA

- HCA impacted

= Railway corridor
= Pacific Highway

200-400-800m radius

SJB

HCA impacted by TOD Scenario

Ku-ring-gai Centres Technical Study

HCA impacted by preferred scenario andrelocation of density

1



Baseline review and site
appreciation




Baseline review and site appreciation

Study area

The Ku-ring-gai Local Government Area (LGA) is located
approximately 13km north of the Sydney CBD and is flanked
by national parks, such as Berowra Valley, Ku-ring-gai Chase,
Garigal and Lane Cove.

The centres of Gordon, Killara, Lindfield and Roseville sit on the
Pacific Highway and North Shore railway line in the southern part
of the LGA. Each of these centres have historically evolved along
the North Shore rail line and have had excellent connectivity to
central Sydney since their late Victorian establishment.

The presence of train stations as well as excellent existing
infrastructure and bushland amenity make these four centres
opportune locations to increase housing in line with the Ku-ring-
gai Local Strategic Planning Statement and the objectives of the
TOD program. The TOD Program adopts a blanket approach to
intensification and dwelling delivery across the centres. Good
planning and urban design requires a nuanced, place-based
approach that is sensitive to the existing natural, physical and
historical characteristics that define these places today.

The TOD program applies to around 162 hectares (ha) across the
centres, which equates to approximately 0.6% of the total LGA
area.

Key takeaway

The area of change impacted by the TOD rezoning
constitutes a relatively small percentage of the entire LGA,
However this area will accommeodate a substantial proportion
of additional dwelling for the LGA.

Open space

Walerway

Local centre

Train station

Railway line

Arterial Roads

Secondary roads

TOD boundaries

{___! Proposed alternate boundary

lllle

800m catchment

SJB

LGA AREA

25,420 HA

ORTH
TURRAMURRA

WAHROONGA

: &
o
soumy
TLRRAMRRA

EAST KIRARA

WEST FYifsLE

EASTINDFIELD

o

AOSEVIRLE

ROGEVILLE
CHASE

800M CATCHMENT

782 HA

TOD AREA

162 HA (0.6%)

TOD corridor area boundaries

b
Kuring-gai Local Government Area Boundary

Ku-ring-gai Centres Technical Study




Baseline review and site appreciation

Gordon

Gordon local centre (Gordon) is a civic and cormumercial hub. Heritage-listed buildings,
including the Council chambers, reflect its historic character. The Pacific Highway serves
as the main commercial street, lined with low scale shop-top housing. St Johns Avenue
connects to the train station and Bus Interchange.

Situated on a narrow ridge, the centre slopes steeply westward, making pedestrian and
cyclist movement challenging. Limited crossing points over the highway hinder east-
west connectiviry, and the pedestrian bridge remains underutilised due to poor access
and restricted hours.

Openspace
Waterway
Train station
= Railway line
Topography
Arterial Roads
=1 top boundary
Proposed

ie... alternative
boundary

Demographics

® o e e
AVERAGE AGE AVERAGE PECPLE COUPLEWITH COUPLE WITHOUT
39 PER HOUSEHOLD CHILDREN CHILDREN

2.5 48.3% 34.4%

SEMI-DETACHED —\

CHINESE
ENGLISH
APARTMENT OTHER
AUSTRALIAN
DWELLING TYPOLOGIES ETHNICITY pas ST - o Y | el ~ e
5 storey apartment building with deep landscaped setbacks 7 storey apartment building surrounded by tall trees Wide pedestrian footpaths leading into Wade Lane

Source: ABS Census 2021

SJB Ku-ring-gai Centres Technical Study 14



Baseline review and site appreciation

Killara

Killarais a secondary local centre. Itis renowned for its lush landscapes, featuring fine
examples of Federation and Inter-War architecture, expansive private gardens, and

a generous tree canopy. Notable heritage-listed sites include the Harry and Penelope
Seidler House and the Greengate Hotel.

The suburbis primarily residential, with commercial activities concentrated along the
Pacific Highway. The HCAs and heritage items are concentrate on the eastern side of the
rail corridor.

Open space
Waterway
Train station
= Railway line
Topography
Arterial Roads
',—':l TOD boundary

____ Proposed
i1 alternative
boundary

Demographics

® @ ®®

) "
AVERAGE AGE AVERAGE PEOPLE COUPLE WITH COUPLE WITHOUT '

42 3 PER HOUSEHOLD CHILDREN CHILDREN

" Le) e)
2.5 45.9% 34.1%

- CHINESE
ENGLISH
APARTMENT OTHER
AUSTRALIAN
EivELE R rRlnnEs BRIl Large single detached houses of Killara overage and tall street trees

Extensive cnopy C

Red brick 3 storey apartment buildings

Source: ABS Census 2021

SJB Ku-ring-gai Centres Technical Smdy 15



Baseline review and site appreciation

Lindfield

Lindfield is one of Ku-ring-gais largest local centres, characterised by examples
of Federation and Inter-War housing, shop-top housing, generous tree canopies,
topography, and a mix of cafés, retall, and professional services.

The Pacific Highway and rail corridor divide the centre into two distinct halves, with
the western side serving as the primary commercial precinct, anchored by the Lindfield
Village Hub. On the eastern side, Lindfield Avenue continues to evolve as a vibrant
shopping street, complemented by the Lindfield Village Green, a public space designed
for gatherings, retail, and pedestrian-movement.

Open space
Waterway
Trainstarion
= Railway line
Topography
Arterial Roads
= top boundary

e Proposed
f_..! alternative
boundary

Apartmentbuildings located along steep roads

5 6

Demographics

® O |
AVERAGE AGE AVERAGE PEOPLE COUPLEWITH COUPLEWITHOUT
41 8 PER HOUSEHOLD CHILDREN CHILDREN

2.4 45.9%  39.4%
SEMI—DETACHED—\ - "

DETACHED

g
v il

Ly

HOUSE
ENGLISH
APARTMENT OTHER
AUSTRALIAN
DWELLING TYPOLOGIES ETHNICITY = 2 : e = o . s - . . . .
Woodford Lane carparkis planned to become the Lindfield New mixed-use development along Pacific Highway with 4 Lindfield Village is a new mixed-use development that
Source: ABS Census 2021 Village Hub, offering cormmunity facilities, shops and housing storeys of above podiumresidential apartments activates Lindfield Avenue with ground floor retail
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Baseline review and site appreciation

Roseville

Roseville local centre (Roseville), the southernmost gateway to Ku-ring-gai, is divided
by the Pacific Highway and rail corridor. The eastern side features some of Kuring-gai’s
oldest streetscapes, characterised by detached dwelling houses, HCAs, and grand tree-
lined avenues. The western side serves as the commercial hub, with retail, cafés, and
the heritagedisted Roseville Cinema, the only ¢cinema in Ku-ring-gai. Roseville’s growth
began with the railway in the 1890s, with early settlement favouring the flatter eastern
side, while the steeper western side retains a bushland character. Many original shop
fronts from the 1920s remain, continuing to suppeort retail and commercial activity

Open space
Waterway
Train station
m=m Railway line
Topography
Arterial Roads
1 Top boundary
Proposed

i___! alternarive
boundary

Existing single detached housing of heritage character

Demographics

e O | BN
it "
AVERAGE AGE AVERAGE PEOPLE COUPLE WITH COUPLE WITHOUT
38 6 PER HOUSEHOLD CHILDREN CHILDREN

2.4 45% 45%

SEMI—DETACHED—\

ENGLISH | |

APARTMENT OTHER

AUSTRALIAN

DWELLING TYPOLOGIES ETHNICITY Fne grain retaicharacteralong Paci ihway

Source: ABS Census 2021

5storey apartment building located on steep topograpm}

Roseville New Church
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Baseline review and site appreciation

Hierarchy of planning documents

There exists a number of key planning policies that are relevant

State Strategies and Statutory Documents

to any renewal of the site, and which articulate the desired
planning priorities and outcomes at a metropolitan, district and

local level. They include: the Greater Cities Commission ‘Greater

SydneyRegion Plan’, North District Plan’, " Towards 2040’ - =
Ku-ring-gai Council Local Strategic Planning Statement as well as S IO

. . . : . A Metropolis
anumber of local strategy guides, identified in the diagram. of Three Cities

The proposed changes are deemed to align with and deliver
the relevant priorities and actions set out within the se policy
documents.

NSW 2040

City Plans

Greater City
Region Plan

Strategy

Futre Transport

Staying Ahead:

State Infrastructure Strategy 2022-2042

Infrastactune NSW | My 2022

State Infrastructure Strategy Ku-ring-gai Local Environmental

Plan 2015 (LEP)

| Design Policies (GANSW) Movement and Place (tfNSW)

y

Guidance to {
Trensport Orierted 5 )
Development g

TransportOriantad Development Guide
to strategic flawing

A | =
PLACE D

\.’_ﬁ'

PLAGES

COUNTRY

North District  TransportQriented  TOD Guide to
Plan Development Strategic Planning
(TOD)
\:v
Guides
- o
Local Policy i :

Hetter planning between
Roseville, Lindfield, Killara
-and Gordon statlons

Sy "

Local Strategic
Planning Statement
LSPS

Better planning
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Y Green Grid Strat
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2038

Community Draft Green Grid

- Ku-ring-gai Urban  Ku-ring-gai Public Ku-ring-gai
strategic plan Forest Strategy Domain Plan Development Strategy
Control Plan
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Baseline review and site appreciation

Ku-ring-gai Local Strategic Planning Statement (LSPS)

The District Plans introduced by the N3W Government and the
Greater Sydney Commission include Ku-ring-gai LGA within the
Morth District Plan, The Ku-ring-gai Local Strategic Planning
Staternent (L3P3) responds to the priorities and actions outlined
within the District Plan, and provides directions regarding future
land use planning and development This is then presented as
part of an overall vision for the LGA.

The L5PS has a strong relationship with Council's Community
Strategic Plan- Our Ku-ring-gai 2038 which will continue to be
utilised as the basis for Council’s decisions, resource allocation
and activity over the next 10-20 vears, Councilsvision for the LGA
iz as follows:

“Strategically located in the heart of Sydney's North District,
Ku-ring-gai iz an area of socially connected, healthy,
sustainable communities that support wibrant local centres,
live in harmony with the unigue natural environment, and
conserve our local assets for future generations”

The LSP% highlights a number of planning priorities which
address the elements of infrastructure and collaboration,
liveability, local and neighbourhood centres, Key planning
pricrities that have beenidentified by the LSPS include:

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

— K4. Providing a range of diverse housing to accommeodate
the changing structure of families and households and
enable ageing in place;

— K5, Providing affordable housing that retains and
strengthens the localresidential and business
community;

— K6. Revitalising and growing a network of centres
that offer aunique character and lifestyle for local
residents. This priority will support and build a sense of
community identity by recognising and protecting local
characteristics and qualities of the centres that residents
value while pffering a range of shops and new homes
where people can live, work, shop and spend leisure time;

— K7 Facilitating mixed use develppments within the
centres that achieve urban design excellence. This priority
will support delivering safe, inclusive and walkable
mixed-use areas that exhibit urban design excellence and
are connected to transpott, socialinfrastructure and open
space. The LSPS also acknowledges that the key challenge
facing the LGA in the provision of additional housingis its
integration into the established fabric of the area, and the
retention of its significant natural character.

3JB

This iz supported by the following planning priorities:

— Ki2. Managing change and growthin a way that conserves
and enhances Ku-ring-gai’s unique visual and landscape
character,

— Ki13.Identifying and conserving Ku-ring gai’s
envirgnmental heritage.

— KI16. Protecting, conserving and managing Ku-ring gai's
Aboriginal heritage objects, items and significant places.

Key takeaway

The Kirring-gai L5PS establishes a centre hisrarchy

along the corridor and pricritizses Gordon and Lindfield for
development reneswsal due to their connectivity and access to
existing infrastructure and amenity,

— Arterial Road
- Waterbody and Waterways

MNational Parks, Nature Reserves, Bushland and
Other Public Open Space

LGA Boundary

Green Grid Corridors for Investigation

Health and Education Precinct
Strategic Centre
Local Centre

Neighbourhood Centre

‘X XeX 10

Proposed Community Hub Sites

Local Public Transport
Corridars to be Improved in
Cansultation with State Agencies

Centre Serving Transport
Investigation Corridor

City Shaping Transport Corridor
City Serving Transport Corridor
Train Link/ Mass Transit Visionary

Investigate New Housing
Opportunities (2021-26)

Investigate New Housin
Opportunities {2026-36

Farring-gai Centres Technical Studs
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Baseline review and site appreciation

Ku-ring-gai LSPS - Urban Precincts

As part of the Local Strategic Planning Statement {LSPS),
Ku-ring-gai Council has identified local and neighbourhood
centres where revitalisation is prioritised as a key planning
objective. Gordon and Lindfield are among the identified centres,
recognised for their potential to bring people together and
enhance the area’s liveability.

To support this vision, the Council has committed to:

— Undertaking a place-based planning process for primary
local centres, including targeted community engagement
focused on housing scenarios.

— Preparing Local Centre Structure Plans for primaty local
centres, identifying locations for new housing {short-term}.

— Developing revised Public Domain Plans to improve the
public realm within the primary local centres. (complete)

— Drafting site-specific Development Control Plans (DCPs)**
for primary local centres (short-term).

— Establishing an Urban Design Excellence Policy and
incorporating statutory provisions to ensure high-quality
design outcomes for primary local centres (short to medium-
term).

For both Gordon and Lindfield, specific actions have been
outlined in relation to land use, built form, movement, Key sites,
streetscape, and public domain improvements.

Keyv takeaway

The Ku-ring-gai L5PS prioritises Gordon and Lindfield as
local centres with new housing opportunities, supported

by detailed public domain plans. However, since the TOD
program considers all centres with train stations as key
locations for new housing, Killara and Roseville must be.
investigated with a similar rigour.
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Gordon Stru'cture Plan - Ku-ring-gai L3PS, liveability, (p 34)

Proposed Mixed Use Development

Exlisting Special Uses
and Infrastructure

Biodiversity
Riparian Corridor

@ ey LandmarksSites
==  Fine Grain Shop Top Housing

(" )Proposed Green Grid Corridor

@ Planned Precinct - Community Hub

:ij Main Street Revitalisation

t@ Proposed Mixed Use Revitalistalon

Fu-ting gai Centres Technical Study

Existing Strata Apartments and
Town houses/Existing madium
and high density zones

Heritage Items

Heritage Conservation Area
- MNew of Proposed Park / Plaza

| Existing Park
-
I § Potential Over Rail Development
LT
(4) Planned Precinct - Wade Lane

@) Heritage Square Upgrade

(5" Y Shared Pedestrian / Cycle
=~ Path along Rail Line

Existing Through Block Pedestrian Links

Opportunities for Pedestrian Links

Opportunities for Overhead
Pedestrian Links

1 Proposed Cycleway

Railway Line

Existing Signalised Pedestrian
Crossings Retalned

Proposed Traffic Signals
Proposed Bridge Upgrade
Train Station and Bus Interchange

Investigation Area for New Park

Lindfield Structure Plan - Ku-ring-gai LSFS, liveability, (p630)
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Proposed Mixed
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Eiodiversity
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Key Landmark Sites
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Shop Top Housing

&2
—
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m=u

Planned Precinct - Lindfield
Village Hub @

Planned Precinct - Lindfeld @
Village Green

Proposed Colas Redevelopment @
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[

Heritage Conservation Area
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Lindfield Station
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Baseline review and site appreciation

Ku-ring-gai DCP Review - Built Form Controls

As identified below, Section A, Part 7 and 8 of the KDCP contains Part A is supplemented by precinct specific provisions contained
objectives and controls for residential flat buildings and mixed in Part 14 of the KDCPE Gordon, Lindfield and Roseville centres ;
use development, which were considered in the baseline analysis. have precinct specific provisions relating to context, public : S
. domain, community infrastructure, setbacks and built form. ;—} side/rear setback "
Thisincluded: The baseline analysis included consideration of the relevant : 1 5* storey and above e ::;’nt; 73::: Z’r‘]i::b;;ag:ﬁ :
_ Street setbacks precmct objectives and controls. (“{1\/?11 the extentlolf char}ge that | f = . storeyandabove , __ !
. is proposed for the centres, the existing DCP provision will need ' i min ém 2 A " A & 1
— Sitecoverage e e s, E #—— ¥ side/rear setback - ,__\L, _ - :
—  Deep soil 4*storey - 1 1%- 4" storey 5 !
— Side and rear setbacks to manage transitions between to E : ? = &) = = '
lower density residential zones. 3 storey — : > | = - - >
27 storey 2 5. 2 5 -
'3 2 & 2!
: 12 5 3 3
1*storey 18 | 8 :
N R _
“5&2 Development Control Plan ™ . Side and rear setbacks Building separations
u-ring-gai
Development Control Plan :
min 12m side/rear | E 1 g —
sethac:d to 5 storey | % the podium 5! 3
a above 2 = S a
1:‘5 —__1_ 12.0m [ + Eé
té Site zoned differently for lower - [ overthe potum - — 5 35
? density residential development 4 — — N §
1 —_— {— =
?‘Stﬂl'ﬁy ) :g = — Eig
l'z . : Apartments ey pald ‘Apariments. _-_! =
2istorey | Lg RetailCommercial Podium § e
=
A : : o o . s min m sidefrear 7 3 8
Section A - Part 7 of Ku-ring-gai DCP covers Section A - Part 8§ of Ku-ring-gai DCP covers 1= storay sethack to 1=-4t :5 BN  ok £ so
controls for residential flat buildings. The following controls for mixed use developments. The floor -
are the controls that have an impact on the followings are the controls that have an impact on
development potential of the site. the development potential of the site,
Transition zones - sethacks and building separation Building separations for buildings on the same site
Setbacks in residential zones: Setbacks in E1 and MUI zones:
— Front setback: 10m plus 2m articulation zone — TFront setback: Required to be built to the street
— Side and rear setback within similar zoning: min 6 up to alignment with a zero setback.
4 storey, min § from the 5th storey and above — Side and rear setback: Generally not required to provide ek b
—  Side and rear setback in transition zones: min 9 up to the side and rear setbacks. e —— —_——— — S A — — — — —
4th store, min 12 from the 5th storey and above. 1:_;‘6
Separation between buildings: S B
Separation between buildings: < 1
— as per Apartment Design Guide = nE0m. =3
— as per Apartment Design Guide o | i
Site coverage: | [ 20m aricuatin sethackis to be
I J zone [max 40% in plan measured 90°
30 %site coverage | e i
— 2l sl k TS =
I
Deep soil:
—  Less than 1800 sqm: 40% of the site o -
— 1800 sqm or more: 50% of the site Front and side setbacks Frontscthbacks

Diagrams - Source: Ku-ring-gai DCP, Section A

sJB Ku-ring-gai Centres Technical Study 21



Baseline review and site appreciation

Ku-ring-gai Urban Forest Strategy

Ku-ring-gaf Urban
Forest Strategy
December 2022

Council has development the Urban Forest Strategy to protect
and enhance its character and identity through sustainable
management of the trees. The strategy includes actions and plans
for:

— Integration of green landscaping elements within built
infrastructure

— Consetvation of our magnificent environment for future
generations

— Balancing benefits from the protection, health and growth of
the urban forest against associated risks

Council is committed to maintaining, protecting, replenishing it
and expanding the urban forest. They have identified areas that
lack canopy, pinpointing road reserves that can accommodate
trees, parks that lack sufficient tree cover, and active transport
routes that lack shade.

The key strategic principles are:

1. Retain & Protect - Key to increasing urban tree canopy is

SJB

protecting what you have.

2. Expand & Integrate - Expand tree planting programs and
integrate capital programs to increase canopy on public land.

3. Monitor & Maintain - You need to know what you have to
know how to manage it.

4. Collaborate & Incentivise - Raising awareress of the benefits
of trees across the community will drive change.

The documentidentifies challenges for the retention and
expansion of the urban forest these are:

— Ageing tree population with many trees aged over 100 years
old

— Physical challenges - conflicting uses within the public realm

— Social challenges - negative perception of the public

— Climate change and urban heat - 47% of the vegetation is at
risk from increasing temperatures and shows low adaptation
to climate change.

— Population increase and urban consolidation - population
growth, subdivision of land and increasing densities of urban
areas reduce the likelihood of retaining trees on private land

Key takeaway

Tree canopy is a significant feature of Ku-ring-gai’s place
identity and amenity. Council prioritises the retention and
protection of its extensive tree canopy and aims to expand it
in areas that lack canopy

45%

32.8%
44,043

Road reserves Mew trees required

77%

73.9%T _

23,352
Available planting
spaces lor new rees
{on public land)

20,691

Overall urban canopy cover
n Ku-nng-gai

Public ppen space

~99%
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Canopy mapping - Source: Ku-ring-gai Urban Forest Strategy (KRG), p28
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Baseline review and site appreciation

Ku-ring-gai Public Domain Plan

Ku-ring-gai
Public Domain Plan

~ E, \ ADINLINE |
__________ - . : - e g E Ok i

i 8
The Ku-ring-gai Public Domain Plan aims to enhance the
public spaces within the LGA, focusing on making them more
accessible, sustainable, and lively. It ensures that local town
centre development aligns with the growing needs of the
community and broader region, while also creating a sense of
place that celebrates local character.

RAYENSWDOD
SCHOOL FOR
GIRLS

voLapa
. N

Lindfield Mustrative Masterplan - Source: Ku—ig—gai Public Domain Plan (p.154)

The plan adopts the Liveability and Sustainability Framework
detailed in the North District Plan and aligns them with the Local
Planning Priorities from the Ku-ring-gai LSPS. The key objectives
of the plan include:

— Deliver a high guality public realm with vibrant stree(scapes
and public areas that facilitate public life Ensure an

— accessible, inclusive and safe public domain that is
pedestrian focussed

— Respond to climate change by providing shade and
implementing Water Sensitive Urban Design

— Preserve and enhance the landscape character and cultural
heritage of Ku-ring-gai while managing urban growth
responsibly

The plan outlines the design considerations for the public domain
and provides frameworks for improving streetscapes, parks,
urban spaces, and transport hubs, in order to integrate them into
the area’s local and heritage character.

Lindfield Village Green - public open space delivered by Council on the site of the former
Tryon Road car park

%

! 8 L \ - \ N 2
Roseville Illustrative Masterplan - Source: Ku-ring-gai Public Domain Plan (p. 334)
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Understanding the place

Site analysis methodology

The site analysis focused onunderstanding key elements which
shape the character and development potential of the centres.
These inchude:

Community infrastructure and restricted sites:
Identifying essential services, public amenities, and facilities
that support the local population.

Heritage: Identifying heritage-listed sites and conservation
areas that require preservation and influence future
development patterns.

Ownership type: Analysing land tenure, including strata
ownership, which significantly affects the feasibility of
redevelopment.

Environmental factors: Evaluating the natural landscape,
particularly regarding tree canopy and existing mature trees
which impact site suitability for development.

These elements are both opportunities for future growth,
however can also act as constraints on the development
potential of specific sites. By understanding these constraints
and opportunities, this analysis informs the broader strategy for
optimising dwelling delivery within the study area.

sJB

COMMUNITY INFRASTRUCTURE AND
RESTRICTED SITES

Churches and places of worship
Recent development (<15 years)
Approved DAs

Hospitals

Schools and education
Community titles

HERITAGE
Heritage items and HCAs

STRATA TITLES

Strata titles unlikely to redevelop
(generally more than 10 lots), unless
provided with significant uplift

EXISTING TREES

Smalltrees (>10m)
Medium trees (10-20m)
Tall trees (<20m)
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Understanding the place

Heritage and conservation areas

HCAs and heritage items, which are highly valued by the
cormnmmunity are mapped in the diagrams opposite, The TOD
controls apply to HCAs, but do not apply to heritage items, The
Alternative Scenarios seelt to distribute density across a broader
catchment to minimise impacts on HCAs while accommeodating
growth and ensuting appropriate transitions to surrounding
areas,

This study has applied the following approach to HCAs and
heritage items, which is consistent with the Alternative
Scenatios:

— HcCAsare generally retained and designated areas of no
change where possible,

—  HcCaAswithahigh proportion of heritage items are tetained
and designated as areas of no change,

— HCAsthat are located on the outer egdes of the 400 radius
are generally retained and designated areas of no change
where possible,

— HCAswholly located within the 400m radius, izolated or
wedged between areas of change are included in the areas of
change

— Heritage items are given the same development potential as
adjacent sites, even if the likelihood of redevelopment is low,

L.l Froposed alternate boundary
teeel TOD houndary
HCAs
] Heritageitemn
@ Trainstation
Railway line
Arterial roads
QOpetl space
Waterway

ZJB

Killara

Kuting-gal Cenmes Technical Smdy

Roseville

aoROsEVIELE

26



Understanding the place

Community infrastructure and restricted sites

Major cormmunity infrastructure and restricted sites that are
considered unlikely to redevelop include:

— Churches and places of worship
— Recent development (<15 years)
— Hospitals

—  Schools and education

Although these sites have a low likelihood of redevelopment, if
the zoning currently applicable allows for residential use (R2,

R3, R4, MU1, or E1), this study assumes they will receive the
same uplift as adjoining sites and will contribute to the dwellings
target.

Gordon Lindfield

OKILLARA

— Proposed alternate boundary
teent TOD boundary
B churches
[ schools
[ Hospitals
[ Recent developments (<15 years)
O ruture parks

Train station

Railway line

Arterial roads
Open space
Walerway

Killara ' . Roseville @
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Understanding the place

Strata lots

Strata ownership has been mapped in the diagram opposite,
illustrating the number of ownerships per lot. The greater the
number of individual owners, the less likely redevelopment is
to occur. Redeveloping strata properties is complex due to the
requirement for majority owner agreement (typically 70%) for a
collective sale.

This study assumes the following:

— Strata properties with fewer than 10 lots are developable,
while those exceeding 10 lots require further feasibility
assessment.

— Strata lots that achieve significant FSR uplift are also
considered developable regardless of the number of lots.

— Strata lots that do not meet the above criteria are classified as
having constrained capacity.

— Proposed alternate boundary
E:: TOD boundary
[ strata over 10 lots
B Number of strata lots
Train station
Railway line
Arterial roads
Open space
Walerway
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Killara
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Understanding the place

Tree analysis

Existing trees have been classified by height as follows:

— Treesunder 10m: Small
—  Trees between 10m and 20m: Medium
— Treesexceeding 20m: Tall

Although all existing trees may have ecological value it is
assumed by this study, that tall trees have high environmental
value and will be retained with any future development. For this
reason, tall trees have been identified and located on the diagram
opposite and considered in the development of the proof of
concept (3D massing of proposed controls) to ensure retention

is possible under the preferred scenario. Tall trees have been
treated as a design consideration during the testing process.

— Proposed alternate boundary
E:: TOD boundary
® Talltrees - trunk location
Train station
—— Railway line
Arterial roads
Open space
Walerway
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Understanding the place

Understanding the opportunity

The target of 23,200 net additional dwellings is achieved
through an overarching rezoning of the four centres. This
diagram consolidates the findings of the site analysis to identify
constrained lots within the four centres. Sites considered to be
constrained include:

— Heritage items

—  Strata over 10 lots (subject to feasibility assessment)
— Isolated lots

— Recent development

— Churches and places of worship

— Recentdevelopment (<15 years)

— Hospitals

—  Schools and education

Although these constrained sites have been identified for uplift, it
isunlikely that they will be redeveloped for additional housing in
the short to medium term.

Unchanged lots are sites which already have planning controls
that align with the desired future character and built form of the
centre.

Proposed alternate boundary
TOD boundary
Unconstrained lots
Constrained lots

Open space

Areas of no change

HCAs

Train station

Railway line

Arterial roads

(11e DRRNED

Pedestrian overpass/underpass
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Place-based approach

Corridor concept design

This study has adopted a corridor concept which has been
informed by a detailed understanding of place and aligns the
design concept of the four centres with project objectives.

.':r‘ ﬁ

GORDCN

0
i‘fgl_l_l_AFeA

§0
N "I,MﬁF-IELD

| 'LINDFIELD

\

ROS Ié&:’l.L ﬁa

CENTRES HIERARCHY GREEN CORRIDORS
The centres within the corridor have a distinct hierarchy, where Green corridors should be established to connect to the
Gordon is the major local centre with commercial uses, followed surrounding bushland and national parks.

by Lindfield that offers community and retail services. Roseville
functions as a smaller centre, followed by Killara. This hierarchy
informs the distribution of height and density.

Open space &= Greencorridors
@  Train station Indicative extent of the ecological corridors
Railway line Indicative extent of the HCAs
- Arterial roads Opportunity for intensification
Prominence of centre Indicative areas of change
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\ GORDON
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(1)
KILLARA

| LINDFIELD SQ\

ROSEVILLE @,

HERITAGE AND BIODIVERSITY

Heritage conservation areas to the east and ecological links to
the national park to the west constrain development, shaping the
area of change.

OPPORTUNITY FOR CHANGE

The sites located in the wedge between the Pacific Highway and

railway corridor present the greatest opportunity for change and

increase in density due to their accessibility to both the centre’s
high streets and train stations.
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Place-based approach

Corridor concept structure plan

The approach to the corridor concept design has been informed by the detailed understanding of

place and alignment with the project objectives. Balancing the priorities of place, such as heritage and
biodiversity and green corridors, with the strategic vision of a centres hierarchy has reveals the locations
that offer opportunity for change.

Intensification areas - Mixed use

Existing and proposed areas for mixed use including
ground floor retail or commercial uses and residential.

Intensification areas - Residential

Area of intensification of density with the
introduction of residential flat buildings.

7/// Conservation areas
4

Existing conservation areas have been retained where
possible affected areas are consistent with alternative
scenarios.

Green corridors

Green corridor to be implemented through built form
controls are in accordance with the LSPS

_ Centre hierarchy
@ The hierarchy of the 4 centres has been taken in

consideration when distributing height and density.

— Proposed alternate boundary

?eess TOD boundary

| Openspace

T Waterways
HCAs

800m catchmentof train stations
Train station

I Railway line

0 Arterial roads

Secondary roads

(D Corridor concept structure plan

SJB Kurring-gal Centres Technical Study a3



Place-based approach

Approach to the centres

The planning capacity, in dwellings for residential uses and in
square metres (sqm) in gross floor area (GFA) for non residential
uses, is identified for each centre and the corridor in the table
opposite.

The assumptions used to calculate the additional capacity are
summarised below.

Assumptions;

— Total capacity is calculated by multiplying the site areas by
the proposed FSR.

— The additional capacity is calculated by subtracting the
delivered capacity (existing dwellings).

— For sites proposed to be zoned E1 or MUI one level of
non-residential uses is assumed.

— The additional capacity is composed of both deliverable
and constrained capacity (refer to page 10 for explanation).

Unit size:

— 90 sgm average unit size of residential Gross Floor Area
(GFA)

Floor to floor assumptions:

— 4m ground floor residential

— 5m ground floor mixed use

— 3.2 residential floors above ground
— 3.6 commercial floors above ground
—  Lomlift overrun

Gross building area (GBA) to Gross Floor Area (GFA) efficiency
assumptions:

— Typical level residential GBA to GFA: 75%

— Commercial GBA to GFA: 85%

—  Ground floor retail GBA to GFA in E1 zones: 50%

—  Ground floor retail GBA to GFA in MUI1 zones: 30%

1 Proposed alternate boundary
Open space
Walerways
Train station
Railway line
Areas of change

SJB

Ku-ring-gai Centres Technical Study

@ Corridor key plan

CORRIDOR
ADDITIONAL CAPACITY: 24,562 DWL
DELIVERABLE CAPACITY: 19,665 DWL
NON RESIDENTIAL GFA: 155,247 SOM
GORDON
GORDON
ADDITIONAL CAPACITY: 9,012 DWL
DELIVERABLE CAPACITY: 7,250 DWL
NON RESIDENTIAL GFA: 61,422 SQM
KILLARA
KILLARA
ADDITIONAL CAPACITY: 2,778 DWL
DELIVERABLE CAPACITY: 1,072 DWL
NON RESIDENTIAL GFA: 33,817 SOM
LINDFIELD
LINDFIELD
ADDITIONAL CAPACITY: 9,419 DWL
DELIVERABLE CAPACITY: 7,687 DWL
NON RESIDENTIAL GFA: 32,778 SQM
ROSEVILLE
ADDITIONAL CAPACITY: 3,353 DWL
DELIVERABLE CAPACITY: 2756 DWL
NON RESIDENTIAL GFA: 27,230 SOM

ROSEVILLE
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Place-based approach

Centre structure plans

The corridor concept structure plan is implemented through
three key urban design elements. These elements have been
translated into three distinct structure plans for each centre:

— (penspace
— Landuse
—  Built form

These structure plans are complementary and must work
in tandem to achieve desired future character and support
development objectives.

SJB

Open space structure plan

This integrates the Ku-ring-gai Public Domain Plan principles
and objectives with KDCP 2015 precincet specific public domain
and identifies:

— Through site links and arcades
— Planned new public open spaces
— Public space upgrades
— Acquisition and dedications of land for public use

Ku-ring-gai Centres Technical Study

Land use structure plan

This identifies proposed land uses in line with the zoning in the

KLEP 2015, including :

R4
MUI
El
REZ2

Built form structure plan

This identifies the desired built form outcomes for the centre,
including a range of building height in storey where height
transitions should be provided to adjoining lower scale areas
outside the proposed TOD boundary and HCAs.
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Place-based approach

Gordon

Land use structure plan

]

E1 zones allow residential living and commercial activity and mandate
non-residential uses at ground

Built form structure plan

3 storey townhouses and terraces provide a medium density intetface on
lots abutting areas of no change

Public domain structure plan

Active frontages support land use controls by mandating non-residential
ground floor uses

MTUI1 zoning allows flexibility of uses at ground and offer opportunity for
transition between El and R4 zones

5 storey buildings provide height transition on lots separated by roads from
areas of no change

Existing and proposed through site links create block permeability and
strengthen the pedestrian network

R4 zonesalign with DCP controls and maintain a 30% site coverage control
to enable adequate setbacks and tree retention

1 Proposed alternative boundary

et TOD boundary

I' | Areas of no change

Open space

messs - Railway corridor

Arterial road

~—— Pedestrian overpass/underpass

|:| Heritage item

HCAs - unaffected
[ZZZ] HCAs-upzoned

SJB

6 storey buildings provide height transition between proposed built form

EXisting open space

8 storey buildings are located around the centre and along the Pacific
Highway and rail corridor

iR

Planned open spaces to be delivered in order to serve the growing
population and community needs

15 storey buildings are limited to key sitesin local centres

Major community infrastructute opportunities

25 storey towers are limited to landmark sites

Proposed new roads improve block permeability and reduce the bulk of the
streetscape

28 storey towers are limited to Gordon Centre landmark site

= 1 0B

Ku-ring-gai Centres Technical Study

Landmark towers that signal gateways into the centre

Schools

5



Place-based approach

Killara

%
] -
Yaert

a2*™

Land use structure plan

]

E1l zones allow residential living and commercial activity and mandate
non-residential uses atground

_sht

Built form structure plan

3 storey townhouses and terraces provide a medium density interface on
lots abutting areas of no change

Public domain structure plan

Active frontages support land use controls by mandating non-residential
ground floor uses

MUI1 zoning allows flexibility of uses at ground and offer opportunity for
transition between El and R4 zones

5 storey buildings provide height transition on lots separated by roads from
areas of no change

Existing and proposed through site links create block permeability and
strengthen the pedestrian network

1

R4 zones align with DCP controls and maintain a 30% site coverage control
to enable adequate setbacks and tree retention

Proposed alternative boundary
TOD boundary

Areas of no change

Open space

Raibtway corridor

Arterial road

[ )

Pedestrian overpass/nderpass

Heritage item

HCAs -unaffected

3

5JB

HCAs - upzoned

6 storey buildings provide height transition be tween proposed built form

Existing open space

Ku-ring-gal Centres Technical Study

8 storey buildings are located around the centre and along the Pacific
Highway and rail corridor

Y

Planned open spaces to be delivered in order to serve the growing
population and community needs

Major community infrastructure opportunities

Proposed new roads improve block permeability and reduce the bulk of the
streetscape

Schools
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Place-based approach

Lindfield

Landuse structure plan

Built form structure plan

|:| E1zones allow residential living and commercial activity and mandate

non-residential uses at ground

3 storey townhouses and terraces provide a medium density interface on
lots abutting areas of no change

Public domain structure plan

Active frontages support land use controls by mandating non-residential
ground flooruses

: MU zoning allows flexibility of uses at ground and offer opportunity for

transition between E1 and R4 zones

5 storey buildings provide height transition on lots separated by reads from
areas of no change

Existing and proposed through site links create block permeability and
strengthen the pedestrian network

- R4 zones align with DCP controls and maintain a 30% site coverage control

to enable adequate setbacks and tree retention

6 storey buildings provide height transition between proposed built form

Existing open space

— Proposed alternative boundary
fviel TOD houndary
D Areasof no change
Open space
ween Railway corridor
Arterial road
== Pedestrian overpass/underpass

|:| Heritage item

HCAs - unaffected

m HCAs -upzoned

5JE

§ storeybuildings are located around the centre and along the Pacific
Highway and rail comridor

Planned open spaces te be delivered in order to servethe growing
population and community needs

15 storey buildings are limited to key sites in local centres

Major community infrastructure opportunities

Fu-ring-gai Centras Technical Stady

18 storey buildings envisioned for the Lindfield Village Hub

Proposed new reads improve block permeability and reduce the bulk of the
streetscape

Schools
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Place-based approach

Roseville

Land use structure plan Built form structure plan Public domain structure plan
l:l E1zones allow residential living and commercial activity and mandate 3 storey townhouses and terraces provide a medium density interface on Active frontages support landuse controls by mandating non-residential
non-residential uses at ground lots abutting areas of no change ground floor uses
[:ﬂ MU1 zoning allows flexibility of uses at ground and offer opportunity for 5 storey buildings provide height transition on lots separated by roads from > Existing and proposed through site links create block permeability and
transitionbetween E1 and R4 zones areas of no change strengthen the pedestrian network
R4 zones align with DCP controls and maintain a 30% site coverage control oy ; . o : y
E to enable adequate setbacks and tree retention 6 storey buildings provide height transition between proposed built form I:I Existing open space
§ storeyhuildings are located aroundthe centre and along the Pacific B Planned open spaces to be delivered in order to servethe growing
Highwray and rail corridor population and community needs

Major community infrastructure opportunities

1 Proposedalternative boundary

unns —> Proposed new roads improve block permeability and reduce the bulk of the

$sess TODboundary streetscape

Areasof no change Schools
Open space

ween Railway corridor
Arterial road

== Pedestrian overpass/underpass

I:I Heritage item

HCAs - unaffected

m HCAs -upzoned

3JE Ku-ring-gai Centres Technical Stady
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Implementation strategy

Ku-ring-gai TOD preferred alternative - Implementation Strategy

KLEP 2015 Amendments

The implementation of the TOD preferred alternative will require
amendments to the KLEP 2015 as outlined below.

Land use zones

The existing land use zones within the proposed centre boundaries
will be amended to align with the land use structure plan.

This will require an amendment to the Land Zoning Map as
illustrated in Map 6.1.

Building height

The existing building heights within the proposed centre boundaries
will be amended to align with the built form structure plan.

This will require:

— Amendments to the building heights identified on the Height of
Buildings (HOB) Map, as illustrated in Map 6.2.

— Amendments to the HOB Map and Clause 4.3 Height of
Buildings, as illustrated in Map 6.3 to ensure the height caps and
associated lot sizes applying to R4 zoned land under clause 4.3
(2A), do not apply to the R4 zoned land within the centres.

Floor space ratio

The existing floor space ratio (FSR) controls within the centres will
be amended to achieve the floor space required to accommodate
dwelling target and commercial uses within the proposed building
heights.

This will require:

— Amendment to the FSR controls identified on the FSR
Map, as illustrated in Map 6.4.

— Amendments to the FSR Map and Clause 4.4 Floor Space
Ratio to ensure the FSR caps and associated lot sizes
applying to R4 zoned land under clause 4.4 (2C), do not
apply to the R4 zoned land within the centres.

— Amendments to clause 4.4 and the FSR Map to:

— Remove the FSR cap on retail and commercial uses
applying to sites within Gordon and Lindfield under
clause 4.4(2E).

— Introduce a minimum 1:1 FSR for non-residential
uses on certain E1 sites with FSR 5:1 and over as
illustrated in Map 6.5.

Land Reservation Acquisition

Identify sites to be acquired by Council for local roads and local open
space to align with the public domain structure plan.

This will require an amendment to the Land Reservation Acquisition
Map to include the sites identified in Map 6.6.

Lot sizes and frontage for residential flat buildings

Introduce the following minimum lot size and minimum frontage for
development for residential flat buildings within the R4 zones located
within centres to assist in achieving the dwelling targets, while

SJB

still ensuring the KDCP 2015 controls relating to deep soil and site
coverage can be achieved:

—  Minimum lot size of 1500m2 and street frontages of 24m.
This will require:

— Anamendment to Clause 6.6 to include the new minimum lot
size of 1500m2 and street frontages of 24m.

— Anamendment to the Lot Size Map to identify the R4 zoned
land within the centres where the new lot and frontage control
applies. These sites are identified in Map 6.3.

— Anamendment to Clause 6.6 (2 ) to clarify that the existing
minimum lot and frontage sizes do not apply to R4 zoned land in
the centres. These sites are identified in Map 6.3.

Active frontages

Introduce active frontages within the MU1 and E1 zones to align with
the Public Domain Structure Plan

This will require:

Amend Clause 6.7 in Zones E1 and MUI to clarify that active
frontages are only required along primary frontages.

— The inclusion of an active frontage map into the KLEP which
identifies where the active frontages are to be provided within
the MUI1 zones within the centres. The active frontage maps will
be referenced in Clause 6.7 (refer to Map 6.7).

Minimum frontages for employmentland and mixed use zones

Clause 6.8 requires aminimum frontage of the 20m for certain
emplovment lands within the centres. A more nuanced, centre-by-
centre approach to minimum street frontages within the E1 and MU1
zone is considered more appropriate. This should be considered in
the preparation of the updated precinct and site provisions for the
centres within Part 14 of KDCE.

This will require:

— Anamendment to Clause 6.8 to exclude its application from the
El and MU1 zones within the centres, as illustrated in Map 6.8.

Affordable housing

The TOD program requires the provision of 2% affordable housing for
development within the TOD boundaries.

To satisfy the affordable housing requirements of the TOD program,
a new clause will be inserted into the KLEP 2015 that requires the
provision of between 2% and 10% affordable housing for development
within the each of the centres {refer to Map 6.9).

The requirement for affordable housing applies to development
involving

— The erection of a new building where more than 200
sqm of the GFA is used for residential accommodation;
or

— Alterations to an existing building that resultsin
200sqm of additional GFA being used for residential
accommodation.

Ku-ring-gai Centres Technical Study

This requirement for affordable housing does not apply to:

— Development for the purposes of boarding houses,
community housing, group homes, hostels or social
housing.

— The Gordon Centre (refer to requirement for Gordon
Centre below).

The affordable housing requirement for the Gordon Centre will be
covered by the site specific ‘Gordon Town Centre’ clause.

Further detail regarding affordable housing is included in the
Affordable Housing Feasibility Analvsis prepared by Atlas Economics

Lindfield Village Hub

The height and FSR provisions required for the Lindfield Village Hub
will be superseded by the proposed new height and FSR controls. To
align with the structure plans, Clause 6.13 will be deleted. Further
detailed planning of the Lindfield Village Hub will be required.

Gordon Centre

The Gordon Centre which comprises the following properties, has a
base FSR of 3.5:1 and HOB of 38.5m.

— Lot 1D 3337

— Lot21DP 732238
— LotA DP 402533
— Lot B 402533

— Lot A DP 3806879
— LotBDP 386879

AFSR ofup to §.5:1 and HOR up to 93m may be achieved provided:

— A minimum FSR of 1:1 is allocated for purposes other
than residential accommeodation; and

— The development has a minimum site area of 9,500 sqm;
and

— Itincludes 3,000 sqm of community infrastructure floor
space or affordable housing equivalent to 2% of the total
GFA.

The maximum FSR and height can be achieved on the Gordon Centre
through the application of the site specific Gordon Town Centre
clause (page 37 of the Atlas Economics Ku-ring-gai Transit Oriented
Development (TQD) Centres - Affordable Housing Feasibility
Analysis) rather than being reflected in the floorspace and height of
building maps. The FSR and height of building maps in the KLEP
will retain the existing controls for the site, being 3.5:1 and 38.5m
respectively.

Design Excellence

A design excellence clause will be inserted requiring that
development within the centres, on land zoned E1 and MUI1, exhibits
design excellence. This will include, but will not be limited to,
consideration of the following:

— Architectural design and materials

—  Quality and amenity of the public domain
—  Solar access and overshadowing

— Impact on view corridors

— Impact on heritage and conservation areas

—  Built form and massing

Ku-ring-gai Development Control Plan
(KDCP) 2015 Amendments

The LEP amendments will need to be supported by amendments
to the existing KDCP 2015 that align with the structure plans.

Section A, Part 7 - Residential Flat Buildings, Part 8 - Mixed Use
Development and Part @ Non-Residential and Office Buildings

of KDCP 2015 contain provisions that guide site and building
design, such as building setbacks, site coverage and deep soil
requirements, and car parking provision, for a range of building
typologies. These provisions require review to ensure consistency
with the structure plans.

Section B, Part 14 of KDCP 2015 contains provisions that apply to
specific sites and precincts within the LGA, to supplements the
general provisions applying to development types and uses in
Section A.

The following subsections of Part 14 apply to centres:

— Part 14D Gordon Local Centre
— Part 14E Lindfield Local Centre
— Part 14F Roseville Local Centre

The precinct specific provisions applying to Gorden, Roseville
and Lindfield centres, contained in Part 14D, E and F will require
updating, and new provisions be introduced for the Killara centre.
Each of the centres also include sub-precincts, with some motre
detailed and site-specific provisions.

The preparation of amending and new KDCP 2015 provisions for
different typologies and the centres will be subject to a separate
process, that will include engagement with community and
stakeholders. It is anticipated that amendments will align with
the structure and content will potentially contain provisions
relating to:

— Context and character.

— Public domain and pedestrian access, including new through
site links and locations of awnings.

—  Community infrastructure provision.

—  Site coverage and deep soil landscaping.

—  Car parking provisions.

— Street setbacks for cohesive streetscape street tree planting,
footpaths and road widening.

—  Built form including street wall heights, upper-level setbacks
and transitions between zones.

—  Site access.

— Updated sub-precinct provisions.

— Design and planning controls for redevelopment of, or
adjacent to, heritage items and conservation areas, which
will be informed by further heritage and design studies.
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LEP Plans

6.1 Land Use Zoning (LZN) map

Map 6.1

[ Prroposedalternate boundary
mem== Railway corridor
Arterial road

—— Pedestrian overpass/underpass

El
| vut
 r:
B s
R2 -
RE2 \\\’\\\\,‘%’“\ e
I rEl AR TR
= AR
$P2 I\{‘\\z‘\?

'R:osevi:lle '

K'ara
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LEP Plans

6.2 Heights of buildings (HOB) map

Map 6.2

Note:

The Gordon Centre which comprises the following properties,
has a base HOB of 38.5m

— Lot 21 DP 732238
— LotADP402533
— Lot B 402533

— Lot ADP386879
— Lot BDP 386879

A HOB of up to 93m may be achieved provided:

— The development has a minimum site area of 8,500
sqm; and

— Itincludes 3,000 sqm of community infrastructure
floor space or affordable housing equivalent to 2% of
the total GFA.

Proposed alternate boundary

a;

Railway corridor
Arterial road
Pedestrian overpass/underpass
9.5m

11.5m

12m

175m

18.5m

21.5m

22.5m

26.5m

29m

32.5m

38.5m

51.5m

54.5m

61m

83.5m

BRRNRRRRRRRRNETE]

93m

92
fzis
m

Gordon

Killara
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LEP Plans

6.3 Height of Buildings (Clause 4.3 (2a) KLEP)

Map 6.3
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LEP Plans

6.4 Floor Space Ratio (FSR) map

Map 6.4

Note;

The Gordon Centre which comprises the following properties,
has a base FSR of 3.5:1.

Lot 21 DP 732238
Lot A DP 402533
Lot B 402533

Lot A DP 386879
— Lot B DP 386879

A FSR ofup to 6.5:1 may be achieved provided:

— A minimum FSR of I:1is allocated for purposes other
than residential accommeodation; and

— The development has a minimum site area of 9,500
sqm; and

— Itincludes 3,000 sqm of community infrastructure
floor space or affordable housing equivalent to 2% of
the total GFA.

] Proposed alternate boundary
=====  Railway corridor
Arterial road
>~ Pedestrian overpass/underpass
0.3:1 B s
L 05 B :
I osi B :s:
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LEP Plans

6.5 Floor Space Ratio (Clause 4.4 KLEP 2015)

g T BrAey
Map 6.5 g
(1}
%
i
i "Q
’ir_' Ta
(3
*
]
o
£
3
f o
e
v°\'°\ §
x
z
=z
o
>
-]
8 A“E“ue
Gordon Lindfield
SEGIL STREET 70(1'4. & : \ ".\,’ F 4 S % 4o
b “fg = “a,,m : %
\ 2, 5 Py b
h <3 g L] ‘
&
31
L
e
J'O‘p
'54
Lj‘ $D°
v ‘ & *&,&
b L)
h\1\-F . KILLARA G*a\_ec by °9$ °¢r’
ORNE AVENLE iﬁf Lo & 1;” «vﬁ“ T
2 5 & % %
b3 3 ™
(X ¥
vt“‘;ﬂ '3 %‘i \ _o""v
— Proposed alternate boundary = z 3 Ve
% A % <
% %&_ &% 4 % %
" . e 3 h
Railway corridor T 2 % % 6, \ ot ® PR
) ) i oo )
] o T 3 \ @ %
Arterial road T o % s RS
% = ) stk
~ . L T o %
~—— Pedestrian overpass/underpass % &
o, g1
sk s1\""€1 A?:\“ ql\\-\-\h
[ Areas exempt from clause 4.4 (2C) KLEP 2015 o >
[__1 Introduce a minimum 1:1 FSR for non residential uses on % o o
. . - - I & 4!
sites within as shown on Figure 6.5 3 b L =
2 ¥ BLAy eit® ‘"0‘.0"
% ¢ AN qa\‘“i o“““h
MUk < “‘“‘; B o
z e ht s
&) Y 4 sw =
Killara Roseville

SJB Ku-ring-gai Centres Technical Study

47



LEP Plans

6.6 Land reservation acquisition map
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LEP Plans

6.7 Active frontages
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LEP Plans

6.8 Minimum street frontages for lots in employment and mixed use zones (Clause 6.8 KLEP 2015)

Map 6.8
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LEP Plans

6.9 Affordable housing map

Map 6.9
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SJB is passionate about the Gadi Country
possibilities of architecture, Level 2, 490 Crown Street
interiors, urban design and Surry Hills NSW 2010
planning. Let’s collaborate.

T 61293809911

E sydney@sjb.com.au
W sjb.com.au
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