
161 Kambah Pool Road, Kambah ACT

Proposed Development
Murrumbidgee Country Club
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OUR VIS ION
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“Ensuring a thriving, revitalised, 
financially secure golf 
club with integrated seniors 
living to meet the demands of 
our current and future 
members and the local 
community”



About Us
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KNOWLES  GROUP OVERVIEW
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• Formed in the 1960s, the Knowles Group is 
a family owned, Melbourne based 
developer, builder and owner of Aged 
Care Residences and Retirement Villages

• Knowles maintains 100% ownership and 
control of its Aged Care Residences and 
Retirement Villages post their completion, 
continually investing in them to ensure 
their success over the long term.

• It is this continued investment, coupled 
with excellence in care that has allowed 
Knowles to successfully navigate the 
serious risks posed to seniors who are 
highly susceptible to the effects of 
COVID-19.



RET IREMENT  L IV ING

Knowles is a major developer and 
operator of retirement villages, 

such as The Breeze, Point Lonsdale
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RES IDENT IAL  AGED CARE

Through its residential aged care 
business Arcare, Knowles is 

Australia’s largest private aged 
care provider, housing over 4,544 
residents in 47 residences; growing 

to 5,000 residents by 2023.
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WHO WE ARE
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Mike Carnell – CEO of Property, 
Knowles Group

Over 20-years experience in all facets of 
creating & developing the highest quality 

property assets spanning aged care, 
retirement living, residential, retail & 

commercial office. 

Stuart Moore – CEO of Sencia 
Retirement Living

Since 2005, has delivered customer focused 
assets across the full care continuum. With 
specialist focus on Healthcare, Aged Care, 

Retirement Living and Residential assets. 
A passion for designing spaces that adapt 

to customers changing needs, with 
sustainability & accessibility core principles.   



CONTOUR GOLF  DES IGN GROUP

• Director Ben Davey started his Golf Course 
design career with Melbourne-based 
Cashmore Golf Design.

• His projects included 13th Beach on Bellarine 
Peninsula, Heritage Golf Club and The Dunes. 
He remains a member of Royal Melbourne 
Golf Club.

• He is working with Yowani Country Club & on 
a smaller bunker upgrade project with 
Murrumbidgee Country Club.

• Contour Design Group is committed to 
providing high quality golf course design and 
landscaping solutions.
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DEMAINE PARTNERSHIP

Our Architect has experience in Golf Course 
Projects, including:

• Royal Melbourne Golf Club
• Kingston Heath Golf Club
• Sorrento Golf Club
• Woodlands Golf Club
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Murrumbidgee Country Club 
(‘MCC’)
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THE  GOLF  COURSE
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Existing facilities include:
• 18 hole golf course
• Practice range
• Clubhouse facilities 

including Public Bar, 
Dining Room and Gaming 
Facilities

• Pro Shop
• Large members carpark
• Golf cart storage



CLUB OVERVIEW BY MCC
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• Occupies 98 hectares leased from the 
ACT Government with lease uses 
including outdoor recreation (golf 
course) and commercial uses (club, 
shop and motel limited to 12 suites).

• The course hosts around 40,000 rounds 
of golf played by the Club’s 
approximately 1,100 members each 
year along with some 15,000 rounds 
played by members of the public.

• The age of the MCC facilities and 
drought conditions coupled with 
limited opportunities to generate new 
revenues to meet increasing costs, 
has threatened insolvency over the 
past years.



2018 Planning Application
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PROPOSAL
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• In February 2014, MCC provided a feasibility 
study to the EPD identifying three locations 
within MCC land as possible redevelopment 
locations, being:

• Site 1 (Learmonth Drive/Crozier Street): 
Proposal to rezone to Residential RZ1 
Suburban for 46 detached single dwelling 
blocks up to 650sqm.

• Site 2 (Drysdale Circuit): Proposal to 
rezone to Residential RZ2 – Core to allow 
multi-unit development of approximately 
30 townhouse/villa style units.

• Site 3 (Kambah Pool Road): Proposal to 
rezone to Residential RZ1 Suburban to 
allow for approximately 21 blocks for 
single-dwelling houses and a multi-unit 
block to accommodate approximately 
20-25 townhouse/villa style units.



OUTCOME

• The application received substantial community 
and media attention. Key issues raised included:
o Deconcessionalisation of public land
o Visual, Traffic and Parking impacts
o Impact on golf course operation

• The EPSDD informed the MCC in July 2018 that it was 
not in a position to support the proposal in its current 
form, relevantly citing the need to:
o consider land uses providing a broader benefit 

to the community
o consider the role the site may be able to play 

in aged care provision
o provide clear evidence how the proceeds will 

go into developing the club house and range 
of facilities on site and therefore any public 
benefit

o engage with the local community

• The MCC has since sought to address these and 
other issues by partnering with Knowles Group to 
provide a new development proposal as follows. 16



KNOWLES  GROUP& MCC

• Any development proposal would require ACT Government support. 

• A Residential subdivision is not something that the ACT Government can or will support. 

• MCC and Knowles Group were introduced as Knowles provides retirement living and 
residential aged care and healthcare support services – community benefit. 

• There is a substantial need for these services within ACT and specifically within the 
Kambah catchment. This type of proposal will 

• Provide a significant net community benefit and:
• Address the need for more seniors and aged care housing in ACT, and;
• Provide greater financial certainty to the club to ensure it can continue to operate 

and provide open space and public recreation in Kambah together with an 
enhancement of community benefits provided by the club.  
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DEMAND FOR SENIORS L IV ING IN ACT

• Knowles commissioned URBIS to conduct research into the demand 
for Seniors Living accommodation in the ACT. It shows that 

• The ACT’s population is projected to grow 1.3% p.a.  between 2019 
and 2039 (125,000 additional residents)

• The ACT Planning Strategy 2018 focuses on supporting urban growth 
by delivering new housing through urban intensification in areas 
located close to city centres, towns and along key transit corridors 

• Housing supply between 2018-2041 is planned as 70,000 (70%) new 
homes as urban infill and 30,000 (30%) new homes in greenfield 
areas 

• Tuggeranong hosts the ACT’s second largest aged 65+ population –
currently 11,600 and predicted to increase by over 50% (5,500) over 
2019 – 2039

• A lack of new supply is leading to a lack of retirement and aged 
care options for our seniors, meaning:

• it is unavailable to them; or 

• unavailable within an acceptable timeframe; or 

• requires them to move a substantial distance, leading to a 
break in their community and family support networks.

Demand for Seniors Living

High demand for 
Seniors Living

URBIS
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KNOWLES  GROUP & MCC – STEPS  TO DATE

Steps to Date:

• MCC approached KG in 2020 - dialogue 
commenced to determine cultural alignment 
for both sides

• Heads of Agreement negotiated & signed in 
June 2021. Funded by KG.

• Specialist planning and legal advice sought 
on the likelihood of success of a retirement 
living, aged care and golf course 
redevelopment planning application.

• Meeting held with ACT Government in 
February 2022 to outline concept at a high 
level and seek feedback on whether a future 
application could be supportable. In 
summary, an encouraging discussion.
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New Proposal
New Kambah Road Entry

Concept only
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OUR VIS ION

21

The Board, working together 
with Knowles, have a 
combined vision of 

“Ensuring a thriving, 
revitalised, financially secure 
golf club with integrated 
seniors living to meet the 
demands of our current and 
future members and the 
local community”

Both the MCC Board and 
Knowles are willing and 
committed to the delivery of 
this vision. committed to the 
delivery of this vision.



OUR VIS ION
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The Development Proposal uses an 
expanded Site 3 only to construct and 
operate:
• An integrated retirement village, 

including Independent Living Units, 
Assisted Living Apartments and 
Residential Aged Care facility

• A new, larger Clubhouse providing 
integrated social, food and beverage 
and golf facilities to residents, MCC 
members , families and friends

• Wellness facilities (gym, indoor pool, 
new competition grade bowling green, 
consulting rooms for health and 
personal care services), 
complemented by areas dedicated 
for the use of the Golf Club only and 
under the MCC’s exclusive control.
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• Learning from the previous application –
sites 1 & 2 are especially sensitive. 

• An expanded site 3 would be required in 
order to achieve the required minimum 
yield to make the development 
financially viable.  

• Initial insight provided by Contour Golf 
Course Design.
 98ha is a very large area for an 18-

hole golf course 
 There are a variety of options that 

will provide members a course of 
the same or similar length

 Construction/modification of holes 
could be staged to maintain 18 
holes at all times

 Any golf infrastructure will be 
replaced by facilities of at least an 
equivalent standard.  

S I TE  3  LAND PARCEL



WHO WOULD BENEF I T?

THE CLUB

Improved Club finances via new financial annuity

Improved offer 
(new facilities, holes, 
recreation, food and 

beverage)

Opportunity to attract 
new members, their 

families and the public

SENIORS

Provision of seniors 
and aged care 

housing

Continuity of 
Care commitment to 

residents

Reduced waiting time 
to access seniors living

Improved health and 
longevity through 

onsite facilities and 
care

Reduced need to 
move away from their 

local family and 
community network to 

find seniors living

Responds to the 
recommendations of 
the Aged Care Royal 

Commission

Opportunity to create members and provide services 
to 500 retirees and their families
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WHO WOULD BENEF I T?

THE COMMUNITY

Minimal impact -
development occurs 
away from existing 

residential zones

Ability to join a more 
diversified club

Improved recreation 
and hospitality 

facilities

Construction FTE/PTE 
jobs

Scope for the 
community to book 
use of the specific 

facilities

Aged Care 120 
FTE/PTE jobs

THE ENVIRONMENT

Maintaining MCC’s 
proven record for best 

practice 
environmental upkeep 

and improvement

Opportunity to 
integrate new & 

emerging technology

Opportunity to 
maximise north-south 

orientations

Opportunity to 
integrate solar power 

generation

Opportunity to realise 
30% canopy cover

Opportunity to house 
ACT’s seniors in existing 
urban land, lessening 

pressure to create 
new suburbs
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Engagement: Community consultation will be at the heart of this proposal

Use: Senior Living and Aged Care uses are proposed, being uses that provide broad 
community benefit

Ownership: Knowles Group maintains 100% ownership  and continually invests in upkeep 
post completion, thereby ensuring success over the long term

Urban Design: The development is proposed on an expanded site 3 only                                     
(not sites 1 and 2 which formed part of the previous application)

Impact: The development is isolated from surrounding residential areas

Sustainability: Designed to achieve best practice in urban design, responding to the ACT 
Government objectives

Viability: Knowles will pay Club an annuity payment over the long term for the land, 
rather than an upfront lump sum, thereby helping to ensure the Clubs viability

HOW DOES TH IS  PROPOSAL GO BEYOND 
THE  2018  PROPOSAL?

1

2

3

4

5

6

7
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IN  SUMMARY,  THE  GOLF  CLUB WILL :  

• Retain an 18 hole golf course of similar length & 
par that better utilises the available land;

• Retain or replace all existing golf infrastructure to 
at least an equivalent standard;

• Receive a new and improved clubhouse and 
access to a range of additional wellness facilities; 

• Continue to own and operate all golfing 
facilities;  

• Receive ongoing financial benefits to secure its 
future. 
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Next Steps
New Kambah Road Entry

Concept only
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APPROVALS

Next steps in the Planning Approvals 
process:

Territory Plan Variation (including applicable 
codes) to make the Proposed Development 
permissible

Subdivision approval to excise the 
Development Site from the broader Golf Club 
Site

Crown Lease Variation (including de-
concessionalisation) in respect of the 
Development Site to include the proposed 
uses.

Development Approval

1

2

3

4
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KNOWLES  GROUP & MCC – NEXT  STEPS
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Step 1
Monday 21 - Friday 25 March
1 week 

• Board seeks nominations for, and appoints two design committees to assist with 
recommendations in relation to:

• Golf course and practice facilities design
• Club house and member facilities

Step 2
Monday 28 March - Friday 22 April 
4 weeks 
(includes Easter)

• Design committees (with the Course committee facilitated by Contour Golf 
Design Ben Davey) review and prepare recommendations

Step 3 
Monday 25 – Friday 29 April
1 week 

• Development Committee and Board to review and amend/endorse 
recommendations 

Step 4
Monday 25 April – Friday 13 May
2 ½ weeks

• Independent Land valuation undertaken of the identified Land parcel
• Negotiation of club financial returns

Step 5
Monday 16  – Friday 27 May 

• Presentation to, and consultation with members on Concept Plan and Land 
Parcel

• Member feedback incorporated into proposal
• Proposal voted on by members at a General Meeting

Step 6
Monday 30th May - onwards

• If endorsed by > 75% of members, the following documents will be prepared:
• Development Agreement
• Management Agreement
• Contract of Sale



WHAT WILL  BE  PRESENTED FOR A MEMBER VOTE?
1. Footprint of all Development Sites

• Show land parcels controlled by Club
• Show land parcel controlled by Knowles Group. 
• Show location of Facilities across each site.

2. Redesigned Golf Course Layout Concept
• Location of new putting greens, tees, bunkers & other golf features. 
• An indicative scorecard for the redesigned course.

3. Discussion Paper - High level intentions for Management / Ownership of Facilities:
• Club to own and manage golf club & golfing  infrastructure.
• Club member access to facilities owned and operated by Knowles Group (i.e. – Wellness). 

4. Knowles owned facilities, high level specs. Example: 
• 96 bed Residential Aged Care Facility, 165 Retirement Living Villas & 20 Assisted Living Apartments;
• Retirement Living Clubhouse and Amenities;
• Wellness & Wellbeing facilities, including swimming pool, gym, bowling green. 

5. Golf Club Facilities:
• Golf Club House – area (sqm) and inclusions – administration areas, committee room, locker room, 

lounge/dining/bar/kitchen, billiards, gaming room, etc. 
• Cart Storage (number, location), Car Parking (number, location)
• Pro Shop, Practice Facilities. 
QA Process to ensure quality of design & construction

6. Financial Outcomes for Golf Club
• Indicative residual amount to be paid to the Club (dependant upon Government decisions on LVC)
• Payment structure.
• Process for MCC Board to follow to ensure market valuation of land.

7. Transitional Arrangements during Construction Phase (staging plan)
8. Next Steps and Development Timeline
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Community Engagement
32



COMMUNITY  ENGAGEMENT PLAN

PURPOSE
• To bring the local community in Kambah/Tuggeranong on 

the development journey and create a sense of ownership 
and pride in the project

• To discover useful insights into issues and concerns the 
community may have about the proposed development

• To address the community’s important concerns raised in the 
previous 2018 application

APPROACH
• To fulfill and exceed the minimum consultation requirements 

of the ACT Planning and Development (Community 
Consultation) Guidelines & be guided by whole of 
government community engagement guide “Engaging 
Canberrans”

• Will be led by Strategic Development Group, who are 
specialists in engagement in line with the International 
Association of Public Participation (IAP2) Core Values of 
public participation
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EARLY ENGAGEMENT PR IORIT IES

WHO AND HOW?

• Local community group representatives 
from:
• Concerned Residents of West Kambah 

(CROWK)
• Save Our Green Spaces (SOGS)
• Concerned Locals Group

• Club members
• Wider community stakeholder groups 

including:
• Tuggeranong Community Council
• Council on the Ageing (COTA)

• Will be COVID safe in all engagement –
using online engagement and face to 
face as appropriate

QUESTIONS WE WILL SEEK ANSWERS TO

• What does the community value 
about the MCC and the local 
area, what must be maintained?

• What are your hopes for seniors 
living in the area - for yourself and 
your family?

• What were your concerns with the 
previous application and how can 
we address them?

• How can this development best 
provide a benefit to the wider 
community?
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CONCLUSION
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• The Murrumbidgee Country Club is a 
Kambah based community Golf Club 
that has struggled financially over its 30-
year history

• The Knowles Group is Australia’s largest 
private aged care provider

• The Club and Knowles have the shared 
vision of “Ensuring a thriving, revitalised, 
financially secure golf club  with 
integrated seniors living to meet the 
demands of our current and future 
members and the local community”

• The proposal (if approved) would provide 
significant community benefit including 
housing and care of up to 500 seniors, a 
secure club future and new and 
improved club facilities available to 
members, their families and friends and 
the local community



QUEST IONS/DISCUSS ION

Thankyou
36



QUERIES  AND CONTACT DETAILS

Michael Carnell
CEO – Property
Knowles Group
346 South Road
Hampton East VIC

M: 0438 548 007
E: mike@knowlesgroup.com.au

Stuart Moore
CEO – Sencia Retirement Living
Knowles Group
346 South Road
Hampton East VIC

M: 0432 757 145
E: stuart.moore@knowlesgroup.com.au
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