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Preferred Scenario



Preferred Scenario
Summary of key statistics:

• Building heights 3-28 storeys

• Density FSR range 0.85:1 to 8.0:1

• Number of dwellings 24,562*

• Extent   400m-800m 

• HCAs protected 80%  



Preferred Scenario - Gordon
Summary of key statistics:

• Building heights 3-28 storeys

• Density FSR range 0.85:1 to 8.0:1

• Number of dwellings 9,012

• Extent   400m & 800m 



Preferred Scenario - Gordon



Preferred Scenario - Killara
Summary of key statistics:

• Building heights 3-8 storeys

• Density FSR range 0.85:1 to 3.0:1

• Number of dwellings 2,778

• Extent  800m 



Preferred Scenario - Killara



Preferred Scenario - Lindfield
Summary of key statistics:

• Building heights 3-18 storeys

• Density FSR range 0.85:1 to 5.0:1

• Number of dwellings 9,419

• Extent  800m 



Preferred Scenario - Roseville
Summary of key statistics:

• Building heights 3-8 storeys

• Density FSR range 0.85:1 to 3:1

• Number of dwellings 3,353

• Extent  400m & 800m



Comparison with TOD



Comparison with TOD

The preferred scenario is described and compared 
with the TOD under the following headings:

• Non-HCA Areas Removed 

• HCA Areas Removed

• HCA Areas Retained or Added







Evaluation of the Preferred Scenario 



Evaluation of the Preferred Scenario 
The Preferred Scenario and the TOD have 
been assessed using Council’s seven 
principles to ensure it delivers better 
outcomes in the areas Council considers 
most important. 

This evaluation has confirmed that the 
Preferred Scenario successfully achieves its 
intended objectives and outperforms the TOD 
in all key areas



Principle 1 – Protect Environmentally Sensitive Lands

Existing TOD SEPP – Example Gordon

Preferred Scenario – Example Gordon

• Area of ESL proposed for high 
density development where 
development controls require less 
than 50% of the site area as deep 
soil

• TOD only required 7% as per 
ADG – unlikely to protect ESL

• Preferred Scenario required 50% 
deep soil in residential areas

• Area of ESL impacted reduced 
from 18.4ha to 5.9ha 

• 68% improvement on TOD SEPP



Principle 2 – Minimise impacts on Heritage Items

Existing TOD SEPP – Example Gordon

Preferred Scenario – Example Gordon

• Number of heritage items located 
in a high-density setting

• Under TOD heritage items don’t 
get development rights

• Under Preferred Scenario 
heritage items get development 
rights to promote integration

• Number of heritage items in high 
density setting reduced from 136 
to 54

• 69% improvement on TOD SEPP



Principle 3 – Preserve Heritage Conservation Areas

Existing TOD SEPP – Example Gordon

Preferred Scenario – Example Gordon

• Area of HCA proposed for high 
density development 

• Area reduced from 67ha to 
14.3ha

• 80% improvement on TOD 
SEPP



Principle 4 – Minimise Impacts on Tree Canopy

Existing TOD SEPP – Example Gordon

Preferred Scenario – Example Gordon

• Area of land with 30% canopy cover 
or greater proposed for high density 
development and where 
development controls require less 
than 50% of site area as deep soil

• TOD only required 7% as per ADG – 
unlikely to protect tree canopy

• Preferred Scenario requires 50% 
deep soil in residential areas

• Area reduced from 74ha to 17.5ha 

• 76% improvement on TOD SEPP



Principle 5 – Manage Transition Impacts

Existing TOD SEPP – Example Gordon

Preferred Scenario – Example Gordon

• Communities' top priority

• Number of properties that could 
have a height transition greater 
than 1:2. 

• Under TOD rezoning is not 
defined by roads

• Preferred Scenario either 
rezones entire blocks or gradually 
steps down height mid-block

•  Number reduced from 287 to 21

• 93% improvement on TOD SEPP



Principle 6 – Ensure Appropriate Building Heights

• Subjective measure

• Community valued Principles 1, 3, 4, 5 
and 7 above 6

• Preferred Scenario prioritises these first, 
shaping building heights accordingly 

• Only slightly higher than those exhibited 
in Scenario 2a and 3b

• Primarily Gordon Centre and Lindfield 
Village Hub



Principle 7 - Support Local Centre Revitalisation 

Existing TOD SEPP – Example Gordon

Preferred Scenario – Example Gordon

• Area of land upzoned for 
commercial and retail uses

• TOD does not provide 
incentives to expand 
commercial. 

• Area increased from 6.6ha to 
43.4ha

• 85% improvement on TOD 
SEPP



Implementation Strategy 
KLEP Amendments:

• written clauses

• maps



KLEP Amendments - clauses
Existing clauses:

• Cl 4.3 - Height of Buildings 

• Cl 4.4 – Floor Space Ratio

• Cl 6.6 – Lot size for RFBs

• Cl 6.8 – Min Frontages in E1 & MU1

• Cl 6.13 – Lindfield Village Hub

New clauses:

• Active street frontages
• Affordable housing
• Gordon Local Centre
• Design Excellence



Land Use Zone Map
Use of Existing Zones

• R4 High density residential

• E1Local centres

• MU1 Mixed use  

• RE1- Public open space 

• SP2 – Local road. 



Height of Building Map
Aligned with the heights in 
the built form structure plan



Floor Space Ratio Map
Amended to achieve the 
floor space required to meet 
dwelling target and 
commercial uses within the 
proposed building heights.



Active Frontages Map
• Identifies where the active 

frontages are to be provided 
within the MU1 and E1 zones



Land Reservation Acquisition Map

• Identifies 12 properties to be 
acquired by Council for local open 
space and a new local road. 

• Works in conjunction with Clause 
5.1 – ‘Relevant acquisition 
authority’ of the KLEP. 

• Council will be responsible 
acquisition authority 

• Purchase funded through 
development contributions.



Affordable Housing Map 

• TOD includes 2% base affordable 
housing contribution. 

• Varying contribution rates (0-10%) 
based on site factors /  feasibility 
testing. 

• Affordable Housing Contribution 
Scheme (AHCS) will allow Council 
to collect monetary contributions 
in lieu of in-kind housing.

• SEPP AH density bonuses will be 
addition to KLEP AH requirements 



Gordon Centre 
• The



Interaction with Low and Mid-Rise



Hybrid Boundary
• combining TOD boundary & new boundary 

that would follow extent of proposed rezonings

• leaving the TOD boundary in place is not 
consistent with Principle 5 – Manage 
Transition Impacts

• 78 properties within HCAs would be protected 
(excluded from LMR)

• an additional 9ha of land would need to be 
provided elsewhere to compensate for the 
loss of yield under the LMR (subject to DPHI)



New Boundary
• The new boundary utilises roads or HCA 

boundaries and includes whole HCAs where 
possible

• This approach will avoid changes to planning 
controls that are ‘mid-block’ or along property 
boundaries

• 117 properties within HCAs excluded from LMR

• 134 properties would fall under the LMR resulting 
in a net gain of 17 properties to the LMR. 

• Subject to approval from DPHI there would be no 
requirement for compensatory zoning



Infrastructure Strategies - Open Space



Infrastructure Strategies - Open Space
A total of 28,700sqm of additional park area is proposed, 
of this about 13,000sqm is new land that will require 
acquisition by Council. 

• conversion of the former Gordon Bowling Club land to a 
new recreation area and local park (approximately 
12,800sqm owned by Council);

• a large new local park in Gordon incorporating five 
properties on the corner of Vale Street and Dumaresq 
Street, with an area of approx. 6,400sqm (total 
acquisition area remaining about 4,300sqm);

• a new local park on incorporating six properties on 
Newark Crescent and Bent Street, Lindfield (total 
acquisition area approximately 4,100sqm);



Infrastructure Strategies - Open Space

• a new local park in Roseville between Pockley 
Avenue and Shirley Road (total acquisition 
area of approximately 3,760sqm) incorporating 
all or part of four properties on Pockley Avenue 
and Shirley Road, Roseville.

• a new two-way local road connecting Pockley 
Avenue with Shirley Road providing alternative 
vehicle access via Shirley Road to the Pacific 
Highway as well as pedestrian access.
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