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 16 May 2025 

 

Department of Planning, Housing and Infrastructure (DPHI) 

12 Darcy Steet, Sydney 

NSW, 2150 

 

 
RE: Formal Submission (Objection) – State Significant Development Application No. SSD-
85869467 

ANZAC Village Seniors Housing – Concept Plan & Stage 1 Development, Wheeler Heights NSW 

This submission is made by Willowtree Planning on behalf of the owners and occupants (Chris and 
Emma Wilson) of 19a Lantana Avenue, Wheeler Heights NSW 2097, in response to the above-
referenced State Significant Development (SSD) application for the ANZAC Village Seniors Housing 
Concept Plan and Stage 1 development. 

The submitters are not opposed to seniors housing or to the broader intensification of this site and  
recognise the important purpose served by RSL LifeCare and acknowledge the genuine community 
need for quality aged care accommodation. However, we hold significant objections to the proposed 
bulk, scale, height, and character of the development as currently designed, and to critical 
deficiencies in the supporting technical studies that accompany the application. 

We respectfully request that the Department of Planning, Housing and Infrastructure (DPHI) 
consider the concerns raised below and impose appropriate conditions, or request that the applicant 
revise the scheme prior to any determination. 

1. Height, Bulk and Character – Concept Approval 

While there is no applicable height or floor space ratio (FSR) control for this site under the Warringah 
Local Environmental Plan, the absence of a numerical control does not render any scale of 
development appropriate. The proposed massing across Stages 1, 2, 3 and 4 is well beyond what could 
reasonably be considered compatible with the prevailing low-density residential character of Lantana 
Avenue, Wheeler Heights, Narrabeen, and Collaroy Plateau. 

For context, the NSW Government’s Low and Mid-Rise Housing reforms — which represent the 
State’s most permissive recent uplift for residential zones — establish the following non-discretionary 
standards in inner LMR areas (within 400 metres of a nominated station or centre): 

• Maximum FSR: 2.2:1 

• Maximum height: 24 m (shop top housing) or 22 m (residential flat buildings) 

• Maximum storeys: 6 

The proposal seeks heights and massing that exceed these thresholds in a location that is not zoned 
for residential flat buildings, is not situated in an R1 or R2 zone, and is not proximate to a nominated 
station or centre. The scale proposed is more consistent with a commercial centre or high-density 
transit corridor than the established suburban context of Wheeler Heights. 
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We note that an Expression of Interest submitted to the Housing Delivery Authority (HDA) was 
previously refused for this project on grounds of bushfire risk, emergency evacuation, bulk and scale, 
streetscape issues, visual impacts, view loss, landslip risk, local traffic impacts and heritage sensitivity. 
These concerns remain unresolved and compound the case for a substantially reduced scheme. A 
historical assessment of all past Refusals tied to the land are provided in latter sections of this 
submission for DPHIs reference.  

Furthermore, the existing road network is already operating at capacity. Emergency evacuation 
planning for both the existing Anzac Village residents and the surrounding community has not been 
adequately addressed. The density must be reduced to a level consistent with safe and demonstrated 
emergency egress. In addition, car parking on Lantana Avenue has recently been changed (2024) to 
only permit parking on the southern side of the street to accommodate the existing public bus to fit 
down the street.  Since then limited on street spaces exists on the southern side of Lantana Avenue 
and the on-street parking available is non-existent seven (7) days per week due to visitors of the 
existing Anzac village parking on the street for days and days at a time. Existing residents of Lantana 
Avenue and their visitors are having to park on the nature strip, and the Council have been fining 
people to no end since the on-street parking controls to the northern side of Lantana Avenue were 
introduced. Further any construction works on site must allow for adequate trades to park on site 
and not on the over exhausted and completely congested Lantana Avenue.  

Our preferred position on height and storey limits is as follows: 

• Stages 1, 3 and 4: Maximum four (4) storeys, capped at RL 72 including plant and services; 

• Stage 2 (Lantana Avenue interface): Maximum 2.5 storeys to the Lantana Avenue frontage; 
maximum RL 70 including plant for the ILUS building behind. 

 

Rationale based on impacts of the proposed development above the reasonable storeys and height 
limits suggested are further discussed in latter sections of this objection with particular 
consideration given to 19a Lantana Avenue where iconic view impacts of Narrabeen Lake, the 
entrance to the Pittwater itself  / Lion Island and the majestical district views will be removed 
should the development maintain its proposed conceptual heights and massing and nominated 
RLS.    

2. Impact of Stages 3 and 4 on 19a Lantana Avenue 

The Concept Plan proposes the following heights for Stages 3 and 4: 

• Stage 3: 8 storeys plus plant, RL 83.25 

• Stage 4: 6 storeys plus plant, RL 75.30 

 

These heights are excessive and will result in a complete and irreversible loss of the district and iconic 
views of the entrance to the Pittwater (Lion Island – Figure 1 below) enjoyed from the property at 19a 
Lantana Avenue and other residences along the upper sections of Lantana Avenue. No view impact 
assessment has been undertaken from our property or from other affected private dwellings along 
Lantana Avenue o Veterans Parade. Very concerning for the industry that such a lack of regard for 
making and sealing an SSDA package has passed Test of Adequacy in its current form and has even 
made it to exhibition.   

A maximum of four (4) storeys and a maximum RL of 72 including plant and services is considered 
appropriate for Stages 3 and 4. This height limit would reduce the visible bulk and scale from both 
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public and private vantage points (Of which there are many more than discussed in the Visual 
Impact Report) and is more aligned with the character and topography of the locality. At this height, 
the built form would be more likely to remain screened below the canopy of the significant mature 
trees throughout the Anzac Village landholding. See figure 2 below. 

 

Figure 1 – Lion Island and Entrance to the Pittwater from 19A Lantana Avenue. 
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Action / Request: The applicant must prepare a rigorous View Impact Assessment (VIA) from 
19a Lantana Avenue and from all affected properties along Lantana Avenue. The VIA must be 
prepared by a suitably qualified professional, include accurate survey data and sight-line 
modelling, and demonstrate the view impacts from both the lower and upper sections of 
Lantana Avenue. The Department should not accept the current VIA, which is demonstrably 
insufficient and has been prepared carelessly.  

3. Stage 1 – Height and Streetscape Impact on Lantana Avenue 

Stage 1 is proposed to reach RL 67.0 plus plant. This height will be dramatically visible from Lantana 
Avenue and will be entirely inconsistent with the desired character and built form context of this low-
density residential streetscape. 

We submit that the height of Stage 1 should be reduced to below RL 62 including plant, or at a 
minimum to a level that ensures the built form remains screened below the canopy of the existing 
mature trees in this location. This would ensure that the increased density does not visually intrude 
upon the established character of Lantana Avenue. 

The Visual Impact Assessment submitted with the application is inadequate. It does not appear to 
have been prepared by a person with relevant credentials, and it does not accurately represent the 
view impacts from all dwellings along Lantana Avenue from the crest to the lower end of the street. 
A detailed, survey-accurate streetscape analysis referenced to Australian Height Datum (AHD) must 
be prepared before this application can be properly assessed by DPHI. 

Action / Request: A comprehensive streetscape character analysis must be prepared along the 
full extent of Lantana Avenue. The analysis must be survey-accurate, reference AHD levels, 
demonstrate the relationship between the proposed built form and the existing mature tree 
canopy that are to be retained, and show how the built form responds to the natural 
topography stepping down with the street. The analysis must also address the locality’s 
prevailing Character Statement. Until this analysis is provided, the application should not be 
supported nor determined. 
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Figure 3 - Veterans parade tree lined streetscape 

 
Figure 3A – Lantana tree lined streetscape 
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4. Stage 2 – Lantana Avenue Interface and ILUS Building 

Stage 2 proposes terrace dwellings of up to four (4) storeys to Lantana Avenue, with an Independent 
Living Units (ILUS) building of 7 storeys plus plant behind, proposed to reach approximately RL 74.25 
plus plant. 

We submit that: 

• The terrace dwellings to Lantana Avenue should be limited to a maximum of three (3) 
storeys. The site levels for the terrace buildings are approximately half a storey below the 
adjacent street level, meaning a three-storey building at this location would present as 
approximately two (2) storeys from the street — a scale far more sympathetic to the existing 
built form context. 

• The ILUS building behind the terraces should be capped at a maximum approx. RL of 70 
including plant and services and should not exceed 5 storeys subject to the outcomes of a 
detailed, survey-accurate streetscape analysis. 

The current Stage 2 heights would be clearly visible from Lantana Avenue and would not follow the 
established pattern of built form stepping down with the natural topography from the crest to the 
lower end of the street. A no-view-impact assessment from 19a Lantana Avenue has not been 
undertaken for Stage 2.  

 

Existing buildings close to the Stage 1 location are of an appropriate height and massing as depicted 
in figure 4 and 4A below. 

 

Figure 4 - Existing 6 story building on site in close proximity to proposed staged 1 and below existing 
tree canopy. 
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Figure 4A – Existing view from 19A Lantana Avenue – note top of 6 storey building just protrudes in 
the left of photo and below the tree canopy.  

 

Action / Request: A proper VIA and streetscape character analysis must be prepared for Stage 
2, inclusive of view impact modelling from 19a Lantana Avenue and from all other properties 
along Lantana Avenue whose owners have developed to the maximum 8.5 metre height limit 
in order to capture district and lake views. This analysis is critical to a full and transparent 
assessment of the amenity impacts of Stage 2. 

5. Community Consultation – Deficient and Misleading 

The 2025 Urbis Community Engagement Outcomes Report relied upon by the applicant is deficient 
and should be afforded no weight by the Department. 

Residents of Lantana Avenue — who are among the most directly affected neighbours — have not 
been consulted in any meaningful way. No letterbox drop has been conducted along Lantana 
Avenue. No community information session has been held with local residents. The Urbis report does 
not comply with DPHI’s Community Consultation Guidelines and cannot be relied upon as evidence 
that the community has been properly informed of or engaged on the proposed development. 

A community meeting must be convened with residents of Lantana Avenue and the surrounding 
streets before any determination of this application, to allow affected residents to understand the 
proposal and provide informed submissions on the existing and likely future impacts of the 
development. 

Action / Request: DPHI should direct that the Urbis Engagement Outcomes Report be set aside 
and that genuine community engagement be undertaken in accordance with DPHI’s 
Community Consultation Guidelines. Proper consultation must include direct notification to all 
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residents of Lantana Avenue and a community information session before any determination 
is made. 

 

6. Traffic, Parking and Emergency Access – Lantana Avenue 

The current on-street parking arrangements on Lantana Avenue were amended in 2024 to prohibit 
parking on the northern (Anzac Village) side of the street, in order to allow a 24-hour bus service and 
general traffic to pass. This change has significantly reduced available on-street parking. 
Notwithstanding this, visitors to the existing Anzac Village routinely park on Lantana Avenue, placing 
further pressure on an already constrained street. Figure 5 depicts this a bus and vehicle in conflict. 
The bus has stopped behind parked cars to wait for the standard vehicle to pass. 

 

 Figure 5 – Lantana bus and vehicle conflict 

 

The proposed significant increase in the number of ILUS and associated residents, staff, and visitors 
will dramatically exacerbate these existing parking and traffic conditions. As RSL own the entire side 
of the street and have more than amble frontage and space to widen the carriageway it is suggested 
that DPHI seek for Lantana Avenue to be widened on the northern side and on street parking be 
reinstated. Figures 5A,5B and 5C depict the space available and illegal parking that occurs regularly. 

In addition, Any construction resulting from any approval must also ensure that no construction  
parking is to occur on Lantana Avenue as it will be near impossible even if they tried.  
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Figure 5A - Illegal parking and no on street parking from residents of the War Vets for days at a time. 

 

Figure 5B - Reinstatement of 24 hours on street parking to the northern side of Lantana Avenue 
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Figure 5C - Space for carriageway widening of Lantana on the northern side up and down Lantana 
Avenue as RSL own the entire side of the street  

 

In addition, the Clause 4.6 variation sought in relation to parking has not adequately considered the 
site’s exceptional size, the significant uplift in ILUS numbers and associated visitors who park on 
Lantana for days at a time, the feasibility of additional basement levels for visitor overflow, or the 
existing community dependency on Lantana Avenue for visitor parking. 

Emergency evacuation planning for a development of this scale, in a bushfire-affected area with 
constrained road access, has not been satisfactorily addressed. This is a fundamental concern for the 
safety of both future residents of the development and the existing community. 

Action / Request: DPHI should direct that: (1) comprehensive traffic surveys and on-street 
parking audits be undertaken on Lantana Avenue over a minimum two-to-four week survey 
period; (2) the feasibility of widening Lantana Avenue on the Anzac Village side and reinstating 
on-street parking on both sides of a widened carriageway be investigated; (3) additional 
basement parking levels be included in the ILUS buildings to meet visitor parking demand as 
visitors are generally families visiting their parents in the ILUS and stay for extended periods of 
time; and (4) the Clause 4.6 variation to parking controls not be supported until proper survey 
data is available. Finally, a peer review of the final traffic report must be undertaken in respect 
of local traffic conditions and safety around the Bushfire and emergency evacuation.  

 

7. Mature Tree Retention and Canopy Screening 
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• Decline to approve the Concept Plan in its current form and direct the applicant to reduce 
building heights and massing to the levels outlined in this submission; 

• Require a rigorous, survey-accurate VIA and streetscape character analysis from Lantana 
Avenue before any determination is made including a view loss assessment from properties 
along lantana Avenue and Anzac Avenue; 

• Require proper community consultation in accordance with DPHI guidelines with 
engagement with the local community; 

• Commission a Traffic peer review and require independent traffic and parking surveys 
before determining the Clause 4.6 variation request and seriously consider the safety of 
moving the existing residents of War veterans and the existing community at large in a 
bushfire event let alone with the increased density proposed in this application,  

• Expand the width of the Lantana Avenue carriageway width on the northern side to 
improve local access for busses and vehicles to pass and the community and  visitors to the 
residents of RSL life care to park on the northern side of the street 24/7.  

• Any application favourably considered must heavily condition traffic management and no 
on street parking on lantana during construction and regular reporting requirements back 
to DPHI on compliance and consultation with the community.  

• Ensure that emergency evacuation planning for the development and the surrounding 
community is fully and independently assessed. 

• Have the EIS package re prepared in its entirety and place it through a rigorous Test of 
Adequacy process prior to re - exhibition. 

• Caution the agents (Colliers) reminding them of their duties as a REAP Accredited Planner.  

 

We thank the Department for the opportunity to make this submission and welcome the opportunity 
to discuss these matters further and welcome the officer into our home and community of Lantana 
Avenue.  

 
Yours faithfully,  

 
Chris Wilson  
Managing Director  
Willowtree Planning (NSW) Pty Ltd  
 
On behalf of the owners of 19a Lantana Avenue, Wheeler Heights NSW 2097 

In the spirit of reconciliation and recognition, Willowtree Planning (NSW) Pty Ltd acknowledges the Traditional Owners 
of this Country throughout Australia and their continuing and ongoing connections to land, waters and community. We 
show our respect to Elders – past and present.  

 



































 
 

 
20 May 2026 
 
Department of Planning, Housing and Infrastructure 
By submission via the NSW Planning Portal 
 
RE: OBJECTION TO STATE SIGNIFICANT DEVELOPMENT APPLICATION 
Application No: SSD-85869467 
ANZAC Village Seniors Housing – Concept & Stage 1 Development 
90 Veterans Parade, Narrabeen NSW 
 
Dear Planning Assessment Officer, 
 
I write to formally OBJECT to the above-referenced State Significant Development 
application submitted by RSL Lifecare Limited for the redevelopment of ANZAC 
Village at 90 Veterans Parade, Narrabeen. While I acknowledge the importance of 
providing seniors housing, this proposal in its current form is fundamentally 
incompatible with the existing neighbourhood character, and I urge the Department 
to refuse or substantially modify the application. 
 

GROUNDS FOR OBJECTION 

1. Traffic and Transport Impacts 

The proposal will generate a significant increase in traffic movements on already 
congested local roads. The provision of up to 1,600 basement and at-grade car 
parking spaces, combined with 399 independent living units, a 104-bed residential 
care facility, seven townhouses, and a cafe, will result in unacceptable traffic 
volumes on Veterans Parade and surrounding streets including Lantana Avenue. 
The road network in this area is not designed to accommodate traffic of this scale. 
No meaningful traffic impact assessment has been shared with the community, and 
the cumulative traffic impact of all five proposed stages has not been adequately 
addressed. Parking on Lantana Avenue is limited to the northern side of the street 
and the introduction of greater ILU density will place even greater strain on the 
already non-existent on street parking. 
 

2. Unacceptable Visual Impact 

The concept plan proposes buildings ranging from one to eight storeys across 15 
building envelopes. Buildings of up to eight storeys are entirely out of keeping with 
the surrounding low-density residential environment. The visual bulk and massing of 
this development will dominate the skyline and create an oppressive urban form that 
is wholly inconsistent with the established neighbourhood. The visual impact on 
residents of Lantana Avenue and surrounding streets will be severe and permanent. 
 

3. Significant Tree Loss and Environmental Harm 



Stage 1 alone proposes the removal of up to 131 trees. This represents an 
enormous loss of established tree canopy, biodiversity habitat, and urban green 
infrastructure in a locality that values its natural environment. The loss of mature 
trees will have lasting negative consequences for local ecology, urban heat, 
stormwater management, and the amenity of the area. While the proposal claims to 
replant 151 trees, small replacement plantings cannot substitute for the 
environmental value of mature established trees. Across all five stages of the 
concept plan, the total tree loss will be far greater. 
 

4. Incompatibility with Lantana Avenue Streetscape and Character 

Lantana Avenue is characterised by low-density residential development, 
predominantly of one and two storeys. The proposed development, when viewed 
from and along Lantana Avenue, will present a built form that is completely alien to 
the existing streetscape. The maximum two-storey scale that defines the residential 
character of Lantana Avenue must be respected in any development fronting or 
visible from this street. The current proposal makes no attempt to provide an 
appropriate transition in building height and bulk between the development site and 
the adjoining low-density residential neighbourhood. This is unacceptable and must 
be rectified. 
 

5. Loss of Views 

The proposed multi-storey buildings will cause significant and permanent view loss 
for residents on Lantana Avenue and surrounding streets who currently enjoy views 
over the lower-scale ANZAC Village site. Views to the north, east and surrounding 
landscape from private dwellings will be substantially impeded by buildings of four to 
eight storeys. View loss of this nature represents a direct diminution of property 
values and the amenity of established residents, and has not been adequately 
addressed in the application. 
 

6. Failure to Engage with the Community 

The community has had no meaningful engagement with RSL Lifecare or the 
Department prior to this application being lodged. Residents of Lantana Avenue and 
the surrounding neighbourhood were not consulted, not invited to participate in the 
design process, and were not informed of the proposal until the formal exhibition 
period commenced. This top-down approach is deeply concerning for a project of 
this scale and significance. Genuine community consultation should have been 
undertaken before the application was submitted, not as a token formality after it was 
lodged. I call on the Department to require the applicant to undertake proper 
community engagement before this application proceeds further. 
 

7. Excessive Density and Scale 

The proposal seeks approval for a maximum gross floor area of 72,000 square 
metres across 15 building envelopes, delivering approximately 399 independent 
living units, 104 residential care beds, seven townhouses, and a cafe. This level of 
density is entirely disproportionate to the surrounding residential context. The 
concentration of so much development on a single site, in close proximity to a low-



density residential street, will fundamentally and irreversibly alter the character of the 
area. The scale of this project is more appropriate for a major town centre, not a 
suburban residential neighbourhood adjacent to Lantana Avenue. 
 

8. Inconsistency with Low-Density Residential Character of Lantana Avenue 

Lantana Avenue is a quiet, low-density residential street. The character of this street, 
defined by single and double-storey dwellings set within generous landscaped lots, 
represents the community standard that has been established over many decades. 
This proposal, with its multi-storey towers, high-density land use, and urban-scale 
infrastructure, is fundamentally at odds with the established and desired future 
character of Lantana Avenue and its environs. Approval of this application would set 
a devastating precedent for the erosion of the low-density residential character that 
defines this neighbourhood. 
 

WHAT I AM ASKING THE DEPARTMENT TO DO 

I respectfully request that the Department: 
 

• Refuse the application in its current form, given its incompatibility with the 
surrounding neighbourhood; 

• Require the applicant to undertake genuine and meaningful community 
consultation before any revised application is considered; 

• Mandate that building heights visible from and fronting Lantana Avenue be 
limited to a maximum of two storeys, consistent with the existing streetscape; 

• Require a comprehensive traffic survey to be undertaken of Lantana Avenue 
on street parking and have the applicant consider widening Lantana Avenue 
on the northern side of the road and reinstate on street car parking on both 
sides of the street; 

• Require the applicant to substantially reduce the overall density and scale of 
the development to be compatible with the low-density residential character of 
the neighbourhood; 

• Require a full peer review / independent arborist report and significantly 
reduce the number of trees proposed for removal. All new development 
should remain below the existing tree canopy on the site; 

• Require a view impact assessment from affected properties on Lantana 
Avenue and surrounding streets including a streetscape character analysis; 
and 

• Give consideration to the density being proposed and given the Bushfire 
Affectation of the land — what is the emergency evacuation plan? 

 
I trust the Department will give careful consideration to these objections and to the 
concerns of the many residents who will be directly impacted by this proposal. I am 
happy to provide further information if required. 
 
Yours sincerely, 
 
 
 

 



 
 





Dear Representatives of the Northern beaches  

My Name is  I am son of  who is a resident at the LifeCare ANZAZ Village. 

I am contacting you regarding the proposed redevelopment of RSL LifeCare ANZAC Village and the likely effect 
it will have on current residents over an extended period of time. 

My Brother and I are increasingly concerned about the implications of a redevelopment program that may 
continue for well over a decade while elderly residents remain living within the village. My mother  is a 
resident there for the last 7 years, and moved into ANZAC Village specifically to obtain certainty, security, and a 
supportive environment during later stages of her life. Instead, she is now facing the prospect of living alongside 
major construction activity for many years. 

I am concerned that ongoing exposure to construction noise, dust, vibration, traffic changes, reduced 
accessibility, and general disruption has the potential to significantly affect her both physical and mental 
wellbeing. 

There is also concern about the removal or alteration of existing facilities such as the pool that she uses 4 times 
per week to keep up her mobility and is essential for her ongoing general health. She is also concerned she will 
loose her parking garages, which needs close to her residence. Will there be compensation arrangements 
provided for this loss? 

While redevelopment and renewal may ultimately provide benefits, it is difficult to understand how residents 
currently living in the village can maintain an acceptable quality of life during such an extended construction 
period without far stronger protections and support measures in place. 

I believe this situation warrants close scrutiny, particularly in relation to: 

• Whether residents are being adequately informed and genuinely consulted throughout the planning and 
delivery process 

• The adequacy of safeguards to minimise noise, dust, safety risks, and access disruptions within an 
occupied retirement community 

• The suitability of existing NSW retirement village laws to deal with redevelopment projects of this scale 
and duration 

• The rights of residents whose living conditions, facilities, or sense of security may be materially 
diminished during the redevelopment 

• Options available for residents who may no longer be able to reasonably remain in their homes during 
major works. 

• Keep the a pool open that is available for use during reconstruction.  

I am also concerned about the broader precedent this may set for retirement village redevelopments more 
generally. Older Australians who enter these communities do so with reasonable expectations about stability 
and liveability. It is important that redevelopment objectives do not override the wellbeing and dignity of 
existing residents. 

I would appreciate your attention to these concerns and any action you may be able to take to ensure residents 
are properly protected and supported throughout this process. 

Thank you for your time and consideration. 

Yours sincerely, 

  




