Assessment of Development Application: 1-5 Nelson Road, Lindfield

This assessment reviews the nine-storey residential tower proposed at 1-5 Nelson Road against
statutory instruments, design principles, infrastructure capacity, and environmental considerations. It
concludes that the proposal does not align with the locality’s low-density character, undermines heritage

values, and exceeds the capacity of existing infrastructure. Refusal is recommended.

1. Context and Site Description

Nelson Road is characterised by single-storey Victorian and Federation dwellings set within generous
landscaped setbacks. The street pattern, fine-grained lot subdivision, and consistent building height
collectively define a low-density, heritage precinct. Key attributes include narrow carriageways, mature

street trees, and views to individually significant heritage items.

The subject site occupies Nos. 1-5 Nelson Road, an amalgamated parcel adjacent to heritage-listed
properties plus additional nationally significant properties at Nos. 14 and 43, both historically associated
with Prime Minister William Morris Hughes. The topography slopes downward from north to south,

accentuating the visual prominence of tall structures.

2. Heritage and Streetscape Analysis

The road’s single-storey buildings embody late 19th- and early 20th-century residential design, many of
which contribute to the Lindfield heritage conservation precinct. The proposed 35-metre height far
exceeds the surrounding scale, creating an “up-house” effect that disrupts sightlines and diminishes

heritage significance.
Key heritage impacts:

e Loss of visual cohesion between heritage items and neighbouring residences
® Intrusion into established views and landmarks associated with William Morris Hughes
e Erosion of cultural landscape values that underpin the precinct’s listing

3. Urban Design and Built Form

Contemporary urban design guidelines require new developments to achieve a contextual fit by
respecting the height, form, bulk, and setbacks of the existing neighbourhood. The proposal departs

from these principles in the following respects:



e Height and Bulk: Nine storeys versus the predominant one-storey context
e Setbacks and Landscaping: Minimal street and side setbacks, sparse deep soil planting
e Massing Composition: Monolithic gable with limited fagade articulation
These departures result in a building that reads as an alien element rather than an integrated extension

of the streetscape.

4. Statutory Instrument Compliance
4.1 Ku-ring-gai Local Environmental Plan 2015 (LEP)

e Zoning: R2 Low-Density Residential — permits detached housing, dual occupancies; flats are a
prohibited use when they exceed two storeys
Height Standard: 9 metres maximum; the proposal is 35 metres high

e Heritage Conservation: Site falls within a heritage conservation precinct requiring development
to conserve cultural significance

4.2 Ku-ring-gai Development Control Plan (DCP)

e Contextual Fit Clause: mandates building heights, setbacks, and landscaping consistent with
adjoining properties
e Environmental Performance: requires hydrological, traffic, and landscape impact assessments

4.3 State Environmental Planning Policy No. 65 (SEPP 65)

e Design Quality Principles: emphasise respect for neighbourhood character, amenity, and heritage
settings

e Apartment Design Guide: sets benchmarks for solar access, privacy, and building
separation—benchmarks are not met

Approval of this scale and form effectively overrides the LEP’s height standard, the DCP’s contextual

requirements, and SEPP 65’s design quality objectives.

5. Infrastructure and Servicing Capacity
5.1 Traffic and Access

Nelson Road’s carriageway width averages 7 metres with on-street parking on both sides. The addition of

167 dwellings and 251 car spaces would:

e Exceed the functional capacity of the existing road network



e Generate peak period turning movements at narrow intersections and rail underpasses
e Reduce pedestrian safety due to increased vehicle conflict points

5.2 Stormwater Management

Existing drainage mains date from early 20th century and were designed for single-lot runoff. The

development’s increased impervious area will:

e Heighten flood risk to lower-lying properties
Require major upgrades to stormwater pits and pipes, for which no supporting evidence is
provided

e Potentially discharge to heritage-listed trees’ root zones, undermining vegetation health

5.3 Utilities and Community Facilities

Local water, sewer, and electrical infrastructure is sized for low-density residential load. Significant
augmentation would be required to sustain high-rise demands. No civil works or funding contributions

have been outlined to address these constraints.

6. Environmental and Biodiversity Impacts

The development footprint necessitates the removal of all on-site mature trees and native understorey,

undermining local biodiversity values. The proposal also:

e Contravenes the Ku-ring-gai Urban Canopy Replacement Policy by failing to provide one-for-one
tree replacement
Increases hard surfaces, exacerbating urban heat island effects

e Disrupts contiguous wildlife corridors that traverse neighbouring green corridors

7. Conclusion and Recommendation

The proposal for a nine-storey, 35-metre residential tower at 1-5 Nelson Road substantially conflicts with
statutory planning controls, compromises heritage values, and exceeds the capacity of existing
infrastructure. It fails to achieve a contextual fit, introduces unacceptable traffic and stormwater risks,

and degrades environmental quality.

It is therefore recommended that the development application be refused on the grounds of
non-compliance with the Ku-ring-gai LEP 2015, the Ku-ring-gai DCP, SEPP 65 design quality principles,

and the Lindfield heritage conservation objectives.






