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Preface 
This assessment report provides a record of the Department of Planning, Housing and 
Infrastructure’s (the Department) assessment and evaluation of the State significant development 
(SSD) application for the Lake Macquarie Private Hospital Tower located at Gateshead, lodged by 
Ramsay Health Care Australia Pty Ltd. The report includes: 

• an explanation of why the project is considered SSD and who the consent authority is 

• an assessment of the project against government policy and statutory requirements, including 
mandatory considerations 

• a demonstration of how matters raised by the community and other stakeholders have been 
considered 

• an explanation of any changes made to the project during the assessment process 

• an assessment of the likely environmental, social and economic impacts of the project 

• an evaluation which weighs up the likely impacts and benefits of the project, having regard to 
the proposed mitigations, offsets, community views and expert advice; and provides a view on 
whether the impacts are on balance, acceptable 

• an opinion on whether the project is approvable or not, along with the reasons, to assist the 
Independent Planning Commission in making an informed decision about whether 
development consent for the project can be granted and any conditions that should be 
imposed.  
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Executive Summary 
This report details the Department’s assessment of the State significant development application 
SSD-71941462 for the Lake Macquarie Private Hospital Tower.  

This report will be provided to the Independent Planning Commission (IPC) for their consideration 
when deciding whether to grant consent to the SSD. 

Project 
Ramsay Health Care Australia Pty Ltd (the Applicant) proposes to construct and operate an 
expansion of the existing Lake Macquarie Private Hospital (LMPH). The hospital is located at 3 
Sydney Street, 10 O’Brien Street, 2 and 4 Casey Street, as well as 36 and 38 Pacific Highway in the 
City of Lake Macquarie local government area (LGA). 

The project has a capital investment value of $48,121,860 and is expected to generate 80 full-time 
equivalent construction jobs and 26 operational jobs. If approved, construction of the project is 
expected to be completed by January 2027.  

Strategic context  
The Department considers the development is consistent with the aims of relevant strategies 
including NSW Premier’s State Priorities, the Hunter Regional Plan 2041, Greater Newcastle 
Metropolitan Plan 2036, Transport for NSW’s Future Transport Strategy 2056, Infrastructure NSW’s 
State Infrastructure Strategy 2022-2042, Lake Macquarie Local Strategic Planning Statement, Lake 
Macquarie Community Strategic Plan 2022-2032 and Government’s response to the 2022 NSW 
Flood Inquiry. 

Statutory context  
The project is classified as State significant development (SSD) under section 4.36 of the 
Environmental Planning and Assessment Act 1979 (EP&A Act) because it is for the purposes of a 
hospital and has a CIV greater than $30 million pursuant to clause 14 of Schedule 1 of State 
Environmental Planning Policy (Planning Systems) 2021.  

The development application was made by an Applicant (and landowner) who has disclosed a 
reportable political donation under section 10.4 of the EP&A Act in connection with the development 
application. Consequently, the IPC is the consent authority for the project under section 2.7(1)(c) of 
the Planning Systems SEPP.  

The application is permissible with consent. 

Engagement  
The Department exhibited the environmental impact statement (EIS) from 25 October until 21 
November 2024. During the exhibition period, the Department received:  
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• a submission from an individual objecting to the project. 

• a submission from Lake Macquarie City Council (Council) commenting on the project. 

• advice from six government agencies/utility providers: 

– Biodiversity, Conservation and Science Group of the NSW Department of Climate Change, 
Energy, the Environment and Water (BCS) 

– Heritage NSW Aboriginal Cultural Heritage (ACH)  

– Transport for NSW (TfNSW)  

– Hunter Water Corporation   

– Ausgrid 

– Subsidence Advisory NSW  

Key concerns raised by Council and agencies related to vehicular access to the site, traffic 
movement and pedestrian safety, and the requirement for infrastructure upgrades.  

The Applicant submitted a submissions report on 26 February 2025, to address concerns raised in 
submissions and agency advice.  

Assessment  

Traffic, parking and pedestrian safety 

The Applicant’s Traffic and Parking Assessment (TPA) shows the proposed development will have 
minimal impact on existing traffic flow. The TPA projects additional traffic during peak hours to be: 
48 vehicles in and three out during the AM peak; and two vehicles in and 20 out during PM peak. The 
hospital is expected to generate 278 vehicle trips in the AM peak and 213 in the PM peak. 

Surrounding intersections will continue to operate similarly to the ‘without development’ scenario, 
which the Department, Council and TfNSW has determined to be acceptable. 

The Department has determined there to be minimal impact on traffic during construction, with 
construction traffic to be managed through appropriate conditions and a final Construction Traffic 
Management Plan (CTMP). 

The proposal will provide for 16 additional parking spaces within the hospital campus. A total of 365 
parking spaces will be provided within the overall campus upon completion of the development 
proposal, exceeding the Lake Macquarie Development Control Plan 2014 (LMDCP) requirements, 
with a surplus of 64 spaces. For construction workers, a shuttle service will be provided to the 
Willow Road carpark to address a 12-space shortfall, mitigating on-street parking concerns. 

Existing pedestrian facilities will be maintained, with improvements proposed based on a Road 
Safety Audit (RSA), including safer crossings and better signage. The Department and TfNSW 
support the RSA findings, and a condition is recommending requiring the implementation of 
identified road safety measures. 
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Built form and urban design 

The six-storey hospital tower has a maximum height of 18.6m, which is well below the Lake 
Macquarie Local Environmental Plan 2014 (LMLEP) 37m building height control. The development 
would be located approximately 23m from the nearest adjoining residential and commercial 
properties across Casey Street to the north and 75m to the nearest adjoining properties residential 
dwellings to the west. The Department considers the building separation between the development 
and the adjoining properties to be considerable and the built form and massing to be generally 
sympathetic to the surrounding site context. 

The building façade features a blend of sustainable and low maintenance materials such as 
insulated glass, fibre cement cladding and metal cladding. The Department considers the facades to 
be generally consistent with the existing hospital materials and finishes whilst being of a 
contemporary design appropriate for a medical facility. On balance, the proposed materials, finishes 
and façade treatments are deemed acceptable.  

The application proposes public domain upgrades, focusing on O’Brien and Casey Streets with 
upgrades to footpaths and the addition of seating areas and trees. Minor public domain works are 
also proposed along the Pacific Highway service road, comprising a footpath and landscaping.  

Noise and vibration impacts 

Construction is proposed to occur during standard hours (7am–6pm on weekdays; 8am–1pm on 
Saturdays). Construction noise is expected to exceed the noise management levels (NMLs) at 
nearby receivers, with some activities (demolition, excavation, and piling) potentially exceeding 
NMLs by up to 24dBA. Recommended measures include portable screens, equipment noise controls, 
and maximising the distance between noisy activities and sensitive receivers. A Construction Noise 
and Vibration Management Plan (CNVMP) has been recommended to mitigate acoustic impacts. 

Vibration impacts are expected, particularly during demolition and construction, with recommended 
mitigation measures such as vibration surveying and the use of lower vibration equipment. These will 
be outlined in the CNVMP. 

Key operational noise sources include loading docks, vehicle movements, oxygen truck deliveries, 
and mechanical plant operations. Noise levels from the development are expected to comply with 
acoustic requirements at all sensitive receivers. However, minor exceedances of the noise criteria 
may occur at certain locations, such as at the residential receiver R2 due to oxygen tank refilling (a 
brief event occurring every three to four weeks). 

Noise impacts at a nearby school (S5) are predicted to be minimal and within acceptable limits, 
especially considering internal noise reductions from closed windows. 

To minimise operational noise, the NVIA recommends measures including limitations on delivery and 
loading dock hours, carpark design improvements, and careful planning of mechanical plant 
locations. Post-occupation noise monitoring and verification will be required to ensure compliance 
with operational noise standards. The Department is satisfied with the proposed management 
strategies. 
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Conclusion 
Overall, the Department’s assessment concludes the project would: 

• provide benefit for the community by delivering improved and expanded health facilities.   

• be consistent with government strategy.  

• provide economic benefits, generating approximately 80 full time equivalent construction 
jobs and 26 operational jobs through investment in health infrastructure.   

As such, the Department considers the benefits outweigh the costs, the project is in the public 
interest, and is recommended for approval, subject to conditions.  
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1 Introduction 
1.1 The proposal 
1. Ramsay Health Care Australia Pty Ltd (the Applicant) proposes to construct and operate an 

expansion of the existing Lake Macquarie Private Hospital (LMPH) campus, known as the 
Lake Macquarie Private Hospital Tower. 

2. The project description provided in Part 3 of the environmental impact statement (EIS), and 
the mitigation measures provided in Appendix C of the Response to Submissions report 
(RtS), are the subject of this report and will form part of the development consent if the 
project is approved. 

3. An overview of the proposed development as amended is provided in Section 2. 

1.2 Project location 

1.2.1 The Site 

4. The site is located at 3 Sydney Street, 10 O’Brien Street, 2 and 4 Casey Street, and 36 and 
38 Pacific Highway, Gateshead. It is legally described as Lot 90 DP 1233497, Lot 7 DP 
24268, Lot 6 DP 24268, Lot 2 DP 1223084 and Lot 8 DP 24268 (see Figures 1 and 2). The 
current hospital functions are supported by the operation of the Hughes Street carpark 
shown in Figure 1. 

5. The site is regular in shape and has a total area of approximately 14,041sqm. The site has 
four street frontages, with a frontage of approximately 94m along Sydney Street to the 
south, 152m along the Pacific Highway (service road) to the east, 87m along Casey Street to 
the north and 152m along O’Brien Street to the west.   

6. The topography of the site is generally level, with the high point located at the north-
western corner (approximate RL45 AHD) and the low point located to the south-western 
corner (approximate RL31 AHD), representing an average gradient of nine per cent to the 
south-western corner.  
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Figure 1  I  The site and its immediate surrounds (source: Nearmap)  

 
Figure 2  I  Oblique aerial view of the site (source: Nearmap) 
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7. The site does not contain any local or state heritage listed items and is not located within a 
Heritage Conservation Area (HCA).  

8. The site is not identified as being located on land that is bush fire prone. 

9. The site and its surrounds are located outside the flooding extent during 1% AEP and 
Probable Maximum Flood events and therefore not identified as flood prone.   

10. The site is within the Lake Macquarie Mine Subsidence District and is undermined by 
abandoned workings in the Victoria Tunnel seam. 

1.2.2 Site improvements  

11. The southern portion of the site (within Lot 90 DP 1233497 / 3 Sydney Street) contains the 
existing Lake Macquarie Private Hospital (LMPH) building. The existing LMPH is a two 
storey 187-bed acute medical and advanced surgical hospital, which is owned and 
operated by Ramsay Health Care. The existing hospital is linked by an overhead walkway 
to the Lake Macquarie Specialist Centre located across Sydney Street, providing on-
site radiology and pathology services and specialist medical consulting suites. The 
existing hospital is also home to the Hunter Cancer Centre, providing medical oncology, 
radiation oncology, research, support services and education. 

12. The Emergency Department is open 24 hours a day, seven days a week. 

13. The northern portion of the site contains an arrangement of buildings and structures used 
for residential purposes and uses ancillary to the hospital, namely:  

• 4 Casey Street (Lot 6 DP 24268):  

o a single-storey weatherboard and tile building with a detached single garage. The 
building has historically been used as a residential dwelling but is now being used as 
office space for the hospital’s building services team.  

o several site sheds are installed in the rear yard. 

• 2 Casey Street (Lot 7 DP 24268):  

o asphalt-sealed at-grade carpark with approximately eight parking spaces.  

o a fire service pump room building is located in the southern part of the lot. 

• 38 Pacific Highway (Lot 8 DP 24268):  

o currently developed with a one and two storey brick and tile building, with a single 
integrated / undercroft garage. The building has historically been used as a 
residential dwelling but is currently being used as office space and equipment 
storage. 

• 3 Sydney Street (part Lot 90 DP 1233497):  

o asphalt sealed at-grade carpark with garden beds around the perimeter areas. 

• 10 O’Brien Street (Lot 4 DP 24268):  
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o a single storey weatherboard house with an attached undercroft garage. The house is 
currently used as a residential dwelling. 

14. The immediate context and streetscape surrounding the site is shown in Figures 3 to  6.  

 
Figure 3  I  Sydney Street – southern boundary (source: Google Streetview)  

 
Figure 4  I  Pacific Highway Service Road – eastern boundary (source: Google Streetview) 

 
Figure 5  I  Casey Street – northern boundary (source: Google Streetview) 

 
Figure 6  I  O’Brien Street – western boundary (source: Google Streetview) 
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1.2.3 Vehicle access and parking 

15. Existing vehicular access to the hospital is provided via Sydney Street to the south (drop-off 
and emergency vehicle access), the Pacific Highway service road to the east (loading dock 
and carpark access) and Casey Street to the north (carpark access).  

16. The existing LMPH campus contains 353 car parking spaces (including a dedicated off-
site multi-level carpark, known as the Hughes Street carpark) (see Figure 7). 

 
Figure 7  I  Existing parking location map (source: amended Traffic and Parking Assessment) 

1.2.4 Vegetation and biodiversity 

17. The site comprises managed native and exotic ornamental trees gardens, predominately 
located on the perimeter of the site and within the front and rear setbacks of the 
repurposed residential properties to the north of the site.  

18. The Biodiversity Values Map (DPE 2023) indicates no areas of biodiversity value are present 
within the study area. The site does not contain any native threatened species (flora or 
fauna), and there are no historical records of threatened species within the site.  
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1.2.5 Site and regional context 

19. The site is located in Gateshead in the Lake Macquarie City local government area (LGA) 
and within the Central Coast and Hunter region of NSW, approximately 15km southwest of 
Newcastle Central Business District (CBD) (shown in Figure 8).  

 
Figure 8  I  Regional context (subject site located at blue dot) (source: Nearmap)   

20. Surrounding development typologies and land uses in the immediate vicinity shown in 
Figure 9 include: 

• north: properties adjoining to the north of the site are zoned ‘R2 Low Density Residential’ 
under the Lake Macquarie Local Environmental Plan 2014 (LMLEP), predominantly 
comprising single storey dwelling houses and a medical land use at 8 O’Brien Street. 
Approximately 1.8km north of the site is the Charlestown Commercial Core.  

• east: to the east across the Pacific Highway is land zoned ‘R2 Low Density Residential’ 
and ‘R3 Medium Density Residential’ under the LMLEP. Development includes various 
low density residential typologies, St Mary’s High School, St Pauls Primary School, 
Felton Street Community Preschool and Hope Unlimited Church Newcastle.  

• south: to the south of Sydney Street are neighbourhood shops zoned ‘E1 Local Centre’ 
under the LMLEP and land owned by the hospital, in the form of the Lake Macquarie 
Specialist Medical Centre. Further south is the Wiripaang Public School and the Hughes 
Street carpark that is currently under reconstruction (to provide parking for the LMPH). 
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• west: to the west of O’Brien Street is land zoned ‘R3 Medium Density Residential’ under 
the LMLEP and comprises a predominate composition of single storey dwellings houses. 
The Mount Hutton Commercial Core is located 1.5km to the south-west of the site.   

21. Figure 9 provides a spatial view of the site and its surrounding context.  

 
Figure 9  I  Local context (source: Nearmap) 

1.2.6 Transport and accessibility 

22. The existing road network serving the development site and its surrounds comprises: 

• Pacific Highway: a State Road and arterial route which connects between Sydney and 
Newcastle. 

• Newcastle Inner City Bypass: a State Road and arterial route which links between 
Windale and Kotara. 

• Sydney Street, Willow Road and Tennent Road: a collector route connecting between 
the Pacific Highway and Warners Bay Road. 

23. The site is surrounded by local roads in the form of O’Brien Street to the west, Casey Street 
to the north, Sydney Street to the south and the Pacific Highway service road to the east.  

24. Public transport services for the LMPH are provided by Bus Route 14, providing frequent 
daily services along the Pacific Highway between Newcastle and Belmont, and Bus Route 
41 which operates as a regular service along Oxford Street (and the Pacific Highway). There 
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is also an ‘on-demand’ daily bus service operated by Newcastle Transport provided for the 
Lake Macquarie area. 

25. Existing pedestrian facilities in the vicinity of the site include: 

• Sydney Street over-bridge connection to the Lake Macquarie Specialist Medical Centre 
to the south.  

• marked foot-crossing across Sydney Street. 

• footpaths along the Pacific Highway, Sydney Street and Casey Street. 

• traffic signal-controlled crossings at the Pacific Highway/Sydney Street intersection. 

26. Provision for cyclists is provided with a shared path along the highway connecting to the 
Newcastle Cycle Network. 

1.2.7 Contamination  

27. Several contaminants have been identified on-site, including asbestos and heavy metals. 
Section 6.5 of this report discusses remediation of the site.  

1.3 Project background 
28. The LMPH redevelopment has the potential to improve patient health and wellbeing 

through increased capacity in inpatient theatres, day theatres, inpatient beds, consulting 
suites and oncology chairs. Inpatient and day patient admissions are expected to grow to 
30,970 and emergency department attendances are expected to grow to 19,245. In the 
absence of redevelopment at the LMPH, the Applicant has indicated that the projected 
activity would not be able to be met within the existing facility. 

29. In particular, the Applicant advises the redevelopment would:  

• support the growth and transformation of the healthcare sector. 

• generate employment during construction and once the development is operational. 

• improve access to jobs for residents of the immediate community and wider locality. 

• supplement, support and compliment the health precinct and its strategic intent. 

• demonstrate architectural excellence, through siting and design compatibility, with 
minimal visual impact. 

• provide suitable mitigation measures where required, to minimise any unforeseen 
impacts arising in the future. 
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1.4 Related applications 

1.4.1 Planning Proposal 

30. Planning Proposal PP-2021-6648 was finalised on 28 June 2023, to rezone the site from R3 
Medium Density Residential to SP2 Infrastructure (Health Services Facility) and amend the 
Height of Buildings development standard in the LMLEP from 10m to 37m at the northern 
end of the site (shown in Figures 10 and 11). The Planning Proposal was done to facilitate a 
hospital building larger than that proposed on the subject site.  

 
Figure 10  I Zoning Comparison – previous (left), amended (right) (source: NSW Planning Portal) 

 
Figure 11  I  Height of Buildings Map comparison – previous (left), amended (right) (source: Planning Portal) 

31. Several locations for the hospital expansion and additional building height were 
investigated by the Applicant, including additional height across the entire site, or only the 
southern section or middle sections of the site. The option of developing the northern 
section of the site was chosen as the only viable option that would meet the projected 
health services demands without causing a critical disruption to the ongoing operation of 
the existing hospital.  



 

  Lake Macquarie Private Hospital Tower (SSD-71941462) Assessment Report | 10 

1.4.2 State Significant Development Application (SSD-38025700) 

32. Prior to the lodgement of the subject SSDA, the Applicant lodged State Significant 
Development Application SSD-38025700 for the expansion of the Lake Macquarie Private 
Hospital, comprising a nine-storey hospital building, including part-basement carpark (a 
more intense and larger development compared to the subject SSDA).  

33. The Applicant initially sought to amend SSD-38025700 to stage that development to allow 
construction of a smaller portion of the expansion (Phase 1), generally aligning with the 
subject application, and construction of the remainder of the development as a subsequent 
stage (Phase 2) as demonstrated in Figure 12.  

34. The Department did not agree to the amendment of SSD-38025700 as it considered that 
the amendment was seeking approval for two different development options over the same 
building footprint, rather than the staged delivery of the one project across the site. 

35. Consequently, as an alternate means of staging the delivery of the full hospital expansion, 
the Applicant lodged a concurrent SSDA (SSD-71941462) on the site (subject application). A 
comparison of the full hospital expansion and the subject SSDA, proposing a smaller scale 
expansion of the hospital, is shown in Figure 13. 

 
Figure 12  I  Intended introduction of staging to SSD-38025700 

 
Figure 13  I  Smaller scale expansion SSDA (SSD-71941462) compared to the larger SSDA (SSD-38025700)  
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36. The Applicant has advised that, dependent on consent being granted for both applications, 
it is their intention to construct and occupy the smaller built form first, with the greater 
expansion potentially to be realised later (similar to staged development, albeit over two 
separate development applications) 

37. Prior to commencement of construction of the broader works (SSD-38025700), the 
Applicant has outlined an intent to submit to the Department a section 4.55 modification 
application to modify the building design and layout under the concurrent SSDA (SSD-
38025700), to provide for a building that would integrate with the built form already 
constructed under the subject smaller scale SSDA (SSD-71941462). The intent of this 
modification would be to remove any inconsistencies between the two SSDAs on the site, 
noting that the Applicant would need to demonstrate that the modified project is 
substantially the same as the original development, as approved. 
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41. The main entrance on Casey Street is recessed to accommodate the drop-off point, and to 
create a sense of arrival. 

42. Facade articulation breaks up the horizontal scale of the building. The ward floor is 
recessed to create additional visual privacy for the surrounding residentials. The building’s 
façade is articulated with horizontal curved band that also acts as a sunshade device. 

43. The façade is a composite of three main materials, namely insulated glass, fibre cement 
cladding and metal cladding. 

44. Figure 14 and Figure 15 provide a visual representation of the proposed development, while 
Figure 16 shows the location of the proposed works on the hospital site. 

 
Figure 14  I  Casey Street (left) and Pacific Highway (right) (source: Architectural Plans) 

 
Figure 15  I  Corner of O’Brien Street and Casey Road (source: Architectural Plans) 
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Figure 16  I  Location of proposed works (source: Architectural Plans) 

2.3 Uses and activities 
45. The proposed development would be used for the purpose of a hospital and related 

ancillary activities, which would include the following activities throughout the life of the 
project (construction through to operation): 

• demolition of existing buildings and infrastructure. 
• removal of trees. 
• excavation and fill earthworks. 
• augmentation of servicing infrastructure. 
• construction works. 
• hospital operation and ancillary activities. 

46. LMPH has a current workforce of 792 nursing, allied health, medical specialist and support 
staff. The proposed development is expected to provide 26 new operational staff roles. 

47. The proposed hours of operation are 24 hours a day, seven days a week. 

2.4 Timing and sequencing 
48. The hospital’s masterplan for the entire campus redevelopment details five stages, with 

Stages 1 and 2 being the approved 18 bed ward (DA/2320/2017), alterations and additions to 
the hospital including new operating theatres, patient recovery, day surgery and ancillary 
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facilities (DA/443/2018), and the expansion of the Hughes Street carpark (DA/523/2022). 
The development consents were issued by Lake Macquarie City Council. 

49. The parking facilities provided under these consents is now operational.    

50. Stage 3.1A of the campus masterplan is the subject of this SSDA. The subject works will be 
constructed over a single stage. Remaining stages of the masterplan will require separate 
future development consents.  

51. Construction of Stage 3.1A anticipated to take up to 18 months. 
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63. A BDAR waiver request was submitted to the Department on 27 August 2024. The 
Environment Agency Head and the Director Social and Infrastructure Assessments as 
delegate of the Planning Secretary, determined that the development is not likely to have 
any significant impact on biodiversity values. A BDAR waiver was granted on 23 September 
2024.   
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6 Assessment 
76. The Department has considered the Applicant’s EIS, issues raised in submissions, agency 

advice, Council advice, the RtS and supplementary information in its assessment of the 
proposal. The Department considers the key issues associated with the proposal are: 

• traffic, parking, access and pedestrian safety. 

• noise and vibration. 
• built form and urban design. 

6.1 Traffic, parking, access and pedestrian safety 
77. The application was accompanied by a Traffic and Parking Assessment (TPA), a Preliminary 

Construction Traffic Management Plan (PCTMP) and a Green Travel Plan (GTP), which 
considers potential traffic, transport and accessibility impacts throughout construction and 
operation phases of the development. 

6.1.1 Operational traffic 

Traffic generation rates 

78. The submitted TPA has calculated traffic generation rates for the proposed development.  

79. The projected additional traffic movements resulting from the development would be: 

• 48 additional vehicles in and three additional vehicles out during the AM peak.  
• two additional vehicles in and 20 additional vehicles out during the PM peak.  

80. The TPA estimates that the total staff and visitor vehicle movements to and from the 
hospital would be: 

• 278 vehicle trips in the AM peak period.  
• 213 vehicle trips in the PM peak period.  

Traffic impacts 

81. Based on the predicted traffic generation, the TPA includes a SIDRA analysis of key 
intersections comparing ‘with’ and ‘without’ development scenarios, along with a 10 year 
projection scenario to 2034. The intersections are shown in Figure 17, and SIDRA modelling 
results in Table 9. 
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Parking for construction workers 

97. The TPA states that a maximum of 50 construction workers are anticipated on the site at 
any one time and would be encouraged to use the Hughes Street carpark where spaces are 
available. While the recently constructed Hughes Street carpark will have capacity of 291 
spaces, the existing 26-space Casey Street carpark will be demolished as part of the new 
work and new at-grade parking will not be available for hospital users until completion of 
the works. This effectively means that the surplus in parking spaces for the hospital during 
construction drops from 64 to 38 spaces, resulting in a 12-space shortfall in off-street 
parking that would need to be provided elsewhere for construction workers. 

98. The Applicant has identified that a Council owned off-street public carpark in Willow Road 
will be made available for construction workers to accommodate the anticipated shortfall in 
the Hughes Street carpark during construction (see Figure 18).  

 
Figure 18  I  Willow Road carpark (source: Nearmap) 

99. Council has raised no concerns to the use of the Willow Road public carpark for 
construction vehicle parking, subject to the arrangement not impacting upon the availability 
of parking during sporting events at the adjoining sports fields (primarily on weekends). A 
condition has been recommended in this regard.  

100. Notwithstanding, the Willow Road carpark is located approximately 12 minutes and a 900m 
walk from the hospital site, which may discourage its use.  

101. The Department raised concerns with the Applicant that the Willow Road carpark cannot be 
reasonably relied upon for construction worker parking, and that construction workers 
unable to park in the Hughes Street carpark would instead seek to locate the closest on-
street parking spaces to the development site, impacting upon the availability of street 
parking for nearby residents, hospital visitors and businesses.  



 

  Lake Macquarie Private Hospital Tower (SSD-71941462) Assessment Report | 35 

102. As part of the RtS, the amended TPA has proposed the provision of a free shuttle service for 
construction workers seeking to travel between the main hospital buildings and the Willow 
Road carpark. The Department notes that the construction worker shuttle service has also 
been recommended in the provided Social Impact Assessment report.  

103. The Department agrees that the shuttle service would be effective in relieving on-street 
parking pressure during construction. Appropriate conditions of consent have been 
recommended requiring the establishment of the shuttle service between 6am and 4pm 
Monday to Friday, noting that the shuttle service will not run on the weekend, so as to not 
interfere with Willow Road carpark users during weekend sports events.   

Parking design and layout 

104. The TPA has undertaken an assessment of the design of the proposed car parking areas. 
The assessment has considered ramps, grades, bays, aisle widths, turning/manoeuvring and 
head room. The TPA identifies that the design of the abovementioned elements is expected 
to operate satisfactorily and is generally in accordance with the relevant standards and 
guidelines, namely the Australian Standard AS2890.1:2004 for Off Street Car Parking. 

105. The Department has recommended appropriate conditions requiring the design of the 
proposed carpark, loading dock, access and pick-up / drop-off bays are in keeping with the 
above Australian Standard.  

6.1.4 Access and servicing  

Vehicle access 

106. Existing vehicle access to the site is provided via Sydney Street to the south (drop-off and 
emergency vehicle access), the Pacific Highway service road to the east (loading dock and 
carpark access) and Casey Street to the north (carpark access).  

107. The application proposes to alter the existing vehicle access arrangements as follows:  

• the construction of an ingress / egress driveway on Casey Street.  

• the construction of a combined ingress / egress driveway on the Service Road to the 
proposed loading dock.  

108. The Department raised no concerns to the proposed access arrangements and recommends 
a condition requiring that operational and service vehicle access complies with Australian 
Standard AS 2890. 

Servicing and loading  

109. Delivery and service vehicles would utilise the new loading dock on the service road 
frontage, although small vehicles (e.g. pathology pick-up and urgent blood delivery) will be 
able to use the available short term parking spaces. The gas tanker will only access the 
carpark ‘out of hours’ and cones will be deployed to ensure adequate space is available and 
a ‘safe zone’ is established around the vehicle.  
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118. Due to the projected increase in pedestrian traffic from the development and to ensure 
pedestrian safety, TfNSW have also recommended conditions requiring that: the pedestrian 
crossing on the northbound slip lane be signalised to operate as amber/red only, the 
existing median in Sydney Street be extended beyond the point of egress from the hospital 
drop-off area and that ‘no entry’ / ‘entry’ signs be installed with associated pavement 
arrows to reinforce the correct entry and exit points to the hospital drop-off area.  

119. The Applicant has not raised any concerns with the imposition of these conditions.  

120. The Department agrees with the position of TfNSW and Council and raises no road safety 
concerns, subject to the implementation of appropriate conditions as outlined above.   

6.2 Built form and urban design  

Architectural design concept 

121. The submitted EIS and Architectural Design Report (ADR) states that the development 
concept has been designed with the following underlying objectives:  

• promote the Connecting with Country framework and incorporate indigenous 
landscapes and local Awabakal culture, artwork and stories into the design.  

• create a sense of place at the corner of Casey and O’Brien Streets, promoting street 
activation and engagement.  

• enhance the streetscape with additional street trees, vertical greenery and connecting 
footpaths.  

• incorporate fine-grain articulation and massing to create a human scale experience. 

• maximise the extent of active and friendly street frontages. 

• orientate to minimise overshadowing to public spaces and adjoining areas.  

122. The proposed building massing has been designed to coincide with the functional grouping 
of clinical services.  

123. The proposed tower is positioned to align with the layout of the existing building, allowing 
for the creation of a link that creates a sense of continuity through the whole hospital 
building. 

124. The main entrance on Casey Street is recessed to accommodate the drop-off point, and to 
create a sense of arrival. 

125. Facade articulation breaks up the horizontal scale of the building. The ward floor is 
recessed to create additional visual privacy for the surrounding residentials. The building’s 
façade is articulated with horizontal curved band that also acts as a sunshade device. 

126. The façade is a composite of three main materials, namely insulated glass unit, fibre cement 
cladding and metal cladding. 



 

  Lake Macquarie Private Hospital Tower (SSD-71941462) Assessment Report | 41 

Connecting with Country 

127. During the early consultation phase of the development, the Applicant consulted with key 
members of the Awabakal community.  

128. The Applicant shared the emerging design with community representatives and discussed 
initiatives including indoor and outdoor landscaping / planting opportunities, internal spaces 
featuring artworks, and external spaces where visual and tactile Connection with Country 
opportunities could be provided. 

129. The Awabakal community representatives supported the proposal, noting:  

• the proposed design ensures that art, planting, and other cultural incorporations are 
integral parts of the building’s structure, not merely superficial additions. 

• the landscape design, includes gathering areas of various scales, with a seamless 
integration of Aboriginal art-inspired elements, such as the flooring in the main entry 
lobby, which extends the landscape design indoors.  

• the interior design concept has been carefully crafted to reflect and honour Awabakal 
culture, with artworks selected from local Aboriginal artists, including pieces from 
Mandalong Gallery. These artworks are visually integrated and also guide the thematic 
and colour palette of different areas within the building.  

• it is proposed to name specific areas within the development using Awabakal names. 
This process requires collaboration with the hospital during the detailed design phase. 

• the proposal includes a healing garden, specifically designed to incorporate plants with 
known healing properties, further integrating the cultural and therapeutic aspects of the 
development. 

• the development would not block or disrupt any existing views of significant cultural 
landscapes, such as the Awabakal Nature Reserve, Lake Macquarie, or nearby beaches. 

130. The Department raises no concerns having regard to the Connecting with Country 
principles.  

Bulk and scale 

131. The proposal comprises a six-storey building that would have a maximum height of 18.6m 
(RL60.575 AHD) when measured from existing natural ground (including plant). As 
prescribed under the Height of Buildings map in the LMLEP, the northern portion of the site 
is subject to a 37m height limit. The proposal complies with the building height 
development standard under clause 4.3 of the LMLEP (red dotted line in Figure 19).  

132. The building would have a total GFA of 16,717sqm. The site is not subject to a Floor Space 
Ratio (FSR) development standard under the LMLEP. In the absence of any FSR controls, 
the Department has undertaken a merit assessment of the floor area, site coverage and 
massing of the proposal.  

133. The ADR notes that the hospital tower design was selected instead of a ‘spread out’ campus 
design to enable the tower to be constructed with minor disruption to existing hospital 
operations. 
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134. As shown in Figure 19, the proposed 18.6m building height of the hospital tower is well 
within the prescribed 37m height limit under the LMLEP. As the proposal complies with the 
development standard, the Department is satisfied that the height of the development is in 
keeping with the height anticipated for the northern portion of the site and the existing low 
scale residential context in which the development would be situated.  

135. Having regard to massing of the hospital tower, the development would be located 
approximately 23m from the nearest adjoining residential and commercial properties across 
Casey Street to the north and 75m to the nearest adjoining properties residential dwellings 
to the west. The Department considers the building separation between the development 
and the adjoining properties to be considerable and the built form and massing to be 
generally sympathetic to the surrounding site context.  

 
Figure 19  I  Building height in the context of adjoining development (source: ADR) 

136. The Department notes that the NSW Government Architect did not raise concerns with the 
proposal with regard to built form, height or massing when reviewing the proposed 
development after lodgement. 

137. On balance, the Department deems the bulk and scale of the proposal acceptable.  

Façade design 

138. The building façade would be comprised of a composite of three main materials: Low-E 
insulated glass unit, fibre cement cladding and metal cladding. Façade types are:  

• full height curtain wall at entry corner and entry lobby. 

• fibre cement / metal cladding and window wall at bedrooms. 
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• perforated metal screen band along façade. 

139. Figures 14 and 15 illustrate the indicative facades of the proposed development.  

140. The ADR states all building finishes materials are considered in relation to their 
environmental character with high recycled content or recyclable at disposal, with low 
embodied energy, rapidly renewable, durable, easy maintenance, durability, low-emission 
and manufactured locally when possible. Green building products which are labelled by 
internationally recognised and independent certification bodies are preferred.  

141. Regarding the lower level of the eastern elevation, Council raised concerns that the 
proposed façade facing the Pacific Highway and the use of a roller door rather than 
undercroft for the loading dock results in greater visual impact. Council recommended 
articulation of the wall at ground level.  

142. As part of the RtS, the Applicant submitted amended architectural plans indicating 
amendments to the loading dock façade to provide greater articulation, including the 
removal of the service driveway and substation, lowering and tapering of the generator 
room wall and amendment to the façade tones, and patterning to improve the corner 
treatment consistent with the proposed landscaping. 

143. The Department has determined that the design amendments have adequately addressed 
the recommendations of Council.   

144. The Department considers the facades to be generally consistent with the existing hospital 
materials and finishes whilst being of a contemporary design appropriate for a medical 
facility. On balance, the proposed materials, finishes and façade treatments are deemed 
acceptable.  

Public domain 

145. The application proposes public domain upgrades, focusing on O’Brien and Casey Streets 
with upgrades to footpaths and the addition of seating areas and trees. Minor public domain 
works are also proposed along the Pacific Highway service road, comprising a footpath and 
landscaping.  

146. Broadly, the ADR states that the O’Brien and Casey Street corner has been designed with 
the intention of softening the public/private interface and providing additional landscaping, 
pedestrian steps, and bleachers. The Applicant maintains that the proposed public domain 
design would maximise street engagement by opening up the street intersection, providing 
direct sightlines from surrounding areas and through the provision of informal seating along 
edge of the public space, which promotes outdoor gatherings.  

147. More specifically, the application proposes the following public domain works: 

• the Casey Street/O’Brien Street corner is proposed to be landscaped. 

• landscaping along Casey Street, with a landscaped garden proposed on Council’s road 
reserve.  

• a 1.8m wide concrete footpath around the corner of O’Brien Street and Casey Street. 



 

  Lake Macquarie Private Hospital Tower (SSD-71941462) Assessment Report | 44 

148. The Department considers that the proposed public domain spaces would provide a series 
of high amenity gathering spaces for the public, and improve the streetscape, site 
accessibility, and pedestrian safety. Although the public domain works would interface with 
residential zoned land across Casey and O’Brien Streets, the Department has determined 
that the distance and anticipated passive usage of these spaces would effectively mitigate 
against any potential amenity issues.  

6.3 Noise and vibration  
149. The application was accompanied by a Noise and Vibration Impact Assessment (NVIA) that 

assessed the operational and construction noise and vibration impacts associated with the 
development at nearby sensitive receivers, residential properties to the west (R2), east (R4) 
and north (R1 and R3), a commercial receiver to the north (C6) and education receiver to the 
east (S5) (see Figure 20).  

 
Figure 20  I  Aerial photo of nearby sensitive receivers (source: NVIA) 

150. In preparing the NVIA, the Applicant undertook an unattended noise survey to establish the 
ambient and background noise levels of the site and surrounds in accordance with the 
EPA’s NSW Noise Policy for Industry 2017 (NPfI). The survey was conducted at: 

• the corner of Casey Street and O’Brien Street to measure background noise levels for 
neighbouring residences to the north and west of the site.  
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7 Evaluation 
171. The Department’s assessment has considered the relevant matters and objects of the 

Environmental Planning and Assessment Act 1979 (EP&A Act), including the principles of 
ecologically sustainable development (Section 3 and 6), advice from government agencies, 
Council and public submissions (Section 5), and strategic government policies and plans 
(Section 4). Issues raised in public submissions have been considered and all environmental 
issues associated with the proposal have been thoroughly addressed, with conditions 
recommended to address any outstanding issues. 

172. The proposed development is consistent with the objects of the EP&A Act (including 
ecologically sustainable development) and with the NSW State and Premier’s Priorities, 
Hunter Regional Plan 2041, Greater Newcastle Metropolitan Plan 2036, Transport for 
NSW’s Future Transport Strategy 2056, Infrastructure NSW’s State Infrastructure Strategy 
2022-2042, Lake Macquarie Local Strategic Planning Statement (LSPS) and the Lake 
Macquarie Community Strategic Plan 2022-2032. 

173. The proposed development has minimal impact on the flow of traffic in the surrounding 
street network. On-site car parking requirements are exceeded, and construction worker 
parking is addressed through nearby carparks and a bus shuttle service to the hospital site. 

174. The design incorporates Connecting with Country elements, enhances the streetscape, and 
meets environmental sustainability standards. The building massing complies with height 
limits and integrates well with the surrounding area.  

175. Amenity impacts are minimal, with no significant visual, overshadowing, or privacy issues. 
Noise and vibration during construction will be managed, and operational noise is mostly 
compliant, with minor exceedances at a nearby school. Mitigation measures are in place, 
and post-occupation monitoring will ensure compliance. 

176. Overall, the development addresses potential impacts and integrates well with its 
surroundings. Consequently, the Department has formed the opinion that the: 

• proposal is in the public interest as it would deliver public benefits to meet the 
demands of the growing population. 

• impacts of the proposed development is acceptable and can be appropriately mitigated 
through the implementation of consent conditions. 

• development would provide economic benefits, generating approximately 80 full-time 
equivalent construction jobs and 26 operational jobs through investment in health 
infrastructure. 

• project should be approved subject to conditions. 
 

Prepared by: 
Thomas Dales 
David Gibson 
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Appendices 
Appendix A – List of referenced documents 
The following supporting documents and supporting information to this assessment report can be 
found on the Department’s website as follows: 

1. Environmental Impact Statement 

https://www.planningportal.nsw.gov.au/major-projects/projects/lake-macquarie-private-
hospital-tower  

2. Submissions and agency advice 

https://www.planningportal.nsw.gov.au/major-projects/projects/lake-macquarie-private-
hospital-tower  

3. Response to Submissions 

https://www.planningportal.nsw.gov.au/major-projects/projects/lake-macquarie-private-
hospital-tower  

4. Additional information 

https://www.planningportal.nsw.gov.au/major-projects/projects/lake-macquarie-private-
hospital-tower  
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Ecologically sustainable development 

The EP&A Act adopts the definition of ecologically sustainable development (ESD) found in the 
Protection of the Environment Administration Act 1991. Section 6(2) of that Act states that ESD 
requires the effective integration of economic and environmental considerations in decision-making 
processes and that ESD can be achieved through the implementation of: 

• the precautionary principle. 

• inter-generational equity. 

• conservation of biological diversity and ecological integrity. 

• improved valuation, pricing and incentive mechanisms. 

The Department required the Applicant to demonstrate how the principles of ESD have been 
incorporated into the project, including how it addresses: 

• national best practice sustainable building principles to improve environmental performance 
and reduce ecological impact.  

• projected climate change impacts. 

The application proposes ESD initiatives and sustainability measures, including: 

• provision of solar PV. 

• installation of roof insulation. 

• use of efficient building fabric and glazing. 

• use of efficient ventilation design, pump systems, lighting design, water fixtures and 
features. 

• conducting a Life Cycle Assessment during the design and construction stages. 

• alignment of Sustainability Strategy to the Green Star Building rating tool to achieve 
equivalent to a 4 Star outcome. 

The proposal seeks to minimise greenhouse gas emissions (reflecting the Government’s goal of net 
zero emissions by 2050) and consumption of energy, water (including water sensitive urban design) 
and material resources. In addition, the Applicant has committed to the implementation of the 
Ramsay Health Care sustainability strategy, which targets a 42 per cent reduction of greenhouse 
gases by 2030 and net zero by 2040 across Ramsay’s operations, including the proposed 
development. These targets have been set using the Science Based Targets Initiative (SBTi) which is 
the global standard for effective climate action. 

Overall, through the implementation of the initiatives noted within the ESD Report the project 
demonstrates the developments commitment to ESD principles throughout the design, construction, 
and operation. Additionally, the Applicant advises that the development has been designed to 
optimise the sites energy performance, address key climate related risks posed to the site, align the 
project to the NSW Government’s commitment to carbon neutrality by 2050, and has benchmarked 
the project to industry best practice sustainability. 
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The Department has considered the proposed development in relation to the ESD principles. The 
precautionary and inter-generational equity principles have been applied in the decision-making 
process via a thorough and rigorous assessment of the environmental impacts. The proposed 
development is consistent with ESD principles as described in Section 6.1.9 and Appendix 10 of the 
Applicant’s EIS, which has been prepared in accordance with the requirements of clause 192 of the 
Environmental Planning and Assessment Regulation 2021 (EP&A Regulation). 

Overall, the proposal is consistent with ESD principles, and the Department is satisfied the proposed 
sustainability initiatives would encourage ESD, in accordance with the objects of the EP&A Act. 

EP&A Regulation 

The EP&A Regulation requires the Applicant to have regard to the Department’s State Significant 
Development Guidelines (2024) when preparing their application. The Department considers the 
submitted EIS and development application to be prepared generally in accordance with the SSD 
Guidelines. 

The EIS has addressed the EIS form and content criteria within clauses 190 and 192 of the EP&A 
Regulation. Similarly, the EIS has addressed the principles of ecologically sustainable development 
through the precautionary principle (and other considerations), which assesses the threats of any 
serious or irreversible environmental damage. 

Subject to any other references to compliance with the EP&A Regulation cited in this report, the 
requirements for Notification (Part 8, Division 2) and Fees (Part 13, Division 1 to 4) have been 
complied with. 

Environmental Planning Instruments (EPIs) 

To satisfy the requirements of section. 4.15(a)(i) of the EP&A Act, this report includes references to 
the provisions of the EPIs that govern the carrying out of the project and have been considered in 
the Department’s assessment. 

EPIs considered as part of the assessment of the proposal are: 

• State Environmental Planning Policy (Planning Systems) 2021 

• State Environmental Planning Policy (Resilience and Hazards) 2021 

• State Environmental Planning Policy (Industry and Employment) 2021 

• State Environmental Planning Policy (Transport and Infrastructure) 2021 

• State Environmental Planning Policy (Sustainable Buildings) 2022 

• Lake Macquarie Local Environmental Plan 2014 (LMLEP). 

State Environmental Planning Policy (Planning Systems) 2021 

Chapter 2 of the Planning Systems SEPP identifies State significant development (SSD). An 
assessment of the development against the relevant provisions of the Planning Systems SEPP is 
provided in . 
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Potentially hazardous or potentially offensive development 

Chapter 3 of the Resilience and Hazards SEPP establishes a protocol for planning for development 
that can be categorised as Potentially Hazardous or Potentially Offensive Development. The 
Department’s SEPP 33 Guidelines (2011) establish screening thresholds for Dangerous Goods stored 
on-site.  

The redeveloped hospital will store up to 15,000L of liquid oxygen which would exceed the 
applicable screening threshold in the guidelines. A Preliminary Hazard Analysis (PHA) was 
submitted with the application. The PHA concludes that the risks at the site boundary and 
surrounding area would be below the acceptable criteria and the proposed development would be 
suitable for the land use. The following recommendations have been made within the PHA:  

• ensure all hazardous chemical storage facilities onsite comply with the relevant Australian 
Standards. 

• undertake a Hazardous Area Classification (HAC) for the hospital precinct where flammable 
liquids (Class 3) are stored. 

• prepare the documentation required for the hospital precinct per Part 7.1 of the Work Health 
and Safety Regulation 2017. 

The Department is satisfied that the risks associated with the storage and handling of dangerous 
goods at the proposed site can be controlled through the application of the relevant Australian 
Standards, subject to conditions.  

State Environmental Planning Policy (Industry and Employment) 2021 

The State Environmental Planning Policy (Industry and Employment) 2021 (Industry and Employment 
SEPP) applies to all signage that can be displayed under an EPI with or without development 
consent and is visible from any public place or public reserve.  

Section 3.6 states a consent authority must not grant development consent to an application to 
display signage unless the consent authority is satisfied that the signage: 

• is consistent with the objectives of the SEPP. 

• satisfies the assessment criteria specified in Schedule 5 of the SEPP. 

Three signs are proposed to be installed to the perimeter of the site and building, comprising: 

• one painted entry identification wall sign to the north elevation of the building (400mm(w) x 
13,600mm(h)).  

• one illuminated building identification sign to the eastern elevation of the building (1,280mm(w) x 
5,895mm(h)).  

• one directional entry pylon sign to the Casey Street frontage (2,700mm(w) x 900mm(h)). 

The proposed signage is considered to be building/business identification signage for the purpose 
of assessment under the Industry and Employment SEPP. Accordingly, the objectives of the Industry 
and Employment SEPP and the criteria in Schedule 5 – Assessment Criteria of the Industry and 
Employment SEPP require consideration.  
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Appendix C – Recommended instrument of consent 
https://www.planningportal.nsw.gov.au/major-projects/projects/lake-macquarie-private-hospital-
tower  

 




