
 

 

23 October 2014 

 

 

Acting Director 

Local Plans, Codes and Development Guides 

Department of Planning and Environment 

GPO Box 39 

SYDNEY NSW 2000 

 Our Ref: FP58 

 

 

Dear Sir/Madam  

 

Review of SEPP 65 and the Apartment Design Guide 

 

I refer to the review of State Environmental Planning Policy 65 (SEPP 65) and the Apartment Design 

Guide which was released on 23 September 2014.  Council, at its Ordinary Meeting of 14 October 

2014, considered a report on this matter (Attachment 1) and resolved that: 

 

‘A submission be forwarded to the Department of Planning and Environment, 

together with a copy of this report, advising that Council strongly opposes the 

application of State Environmental Planning Policy 65 and the new supporting 

Apartment Design Guide to the Hills Shire as it undermines Council’s housing 

strategy and development standards and will result in housing stock that does not 

respond to the needs of existing and future residents’. 

 

Council’s decision was unanimous with all twelve (12) Councillors united against SEPP 65.  Council 

too is focused on delivering housing, focussed on housing affordability, focussed on apartment 

design and focussed upon quality of life for residents.  Council strongly objects to the operation of 

SEPP 65 and how it undermines Council’s own efforts to deliver housing for 100,000 more people 

over the next twenty (20) years in a manner that ensures compatibility with our current and future 

community. 

 

The Hills Shire Council recognises that high density development is appropriate within centres that 

have efficient access to public transport and other support services.  As the Shire continues to grow 

there will be a greater demand for new housing and it is accepted that apartments will play a key 

role in meeting this future demand.  With this in mind Council is committed to ensuring that this 

form of housing becomes an attractive and viable lifestyle option for future families within the Shire.  

While we will grow by 100,000 more people, over 80% of our residents will be under 65 and with 

over 20% under the age of 15.  Council is therefore committed to ensuring these developments 

have a diversity of apartment typologies and sizes to match our demographic trends and needs. 

 

Council has particular objection with the existing Clause 30A of SEPP 65, particularly in relation to 

the restriction that apartment sizes cannot be used as a reason to refuse a Development 

Application.  Instead of being removed as it is inconsistent with the NSW Government’s 

commitment to return local planning to Local Government, it is made worse under the draft 

amendments to also include reduced car parking.  Car parking is a critical issue and a fundamental 

mode of transport choice for most people.  Family living is reliant on motor vehicles.  Public 

transport cannot deal with the myriad of small trips at different destinations that are so typical of 
family life.  Trips to schools, after school activities, friends, study groups and sporting events are 

virtually impossible if totally reliant on public transport.  

 



 

 

Apart from Clause 30A, Council also raises objection to draft Clause 6A.  Again, this clause 

overrides Council’s development standards in critical areas of privacy, solar access, common 

spaces, apartment layout, ceiling heights, balconies, private open spaces, natural ventilation and 

storage.  Your policy mandates a minimum standard without any incentive to do more.  Any 

development better than the minimum standard is only at the discretion of the developer with 

Council’s traditional role being made redundant.  That might be fine for inner city living and for 

investors, but it is not appropriate for the Hills Shire. 

 

The above clauses of draft SEPP 65 seem to be aimed at lowering construction costs to respond to 

the housing affordability issue.  Lowering development standards is a very poor way of addressing 

housing affordability.  Housing has become unaffordable for a multitude of reasons on both the 

supply and demand side.  Not least has been the rise in medium house prices against the real rise 

in wages.  Over the past forty (40) years that gap has widened and based on our own evidence, it 

is the price of land that has been a major contributor.  Land prices reflect many things in the 

market place and attacking Council’s local development standards is not the way to address the 

issue. 

 

The Hills Shire has been mindful of the need to provide housing and jobs for Sydney’s population 

growth.  Council is also mindful that we need to encourage more people to choose apartment living 

as their housing choice.  Sydney cannot continue to produce housing typologies based on the 

traditional mix of single lot housing, medium density housing and high density housing of the past.  

That is why the Hills Shire has adopted a strategy of putting density around centres of high 

amenities, services and transport.  Being mindful that our Shire’s current and future population is 

made up of growing families, Council introduced developments standards to make these 

developments family friendly.  Just recently, Council exhibited and adopted controls to improve 

apartment diversity and product mix.  Our policies have been working.  The Hills Shire does not 

need SEPP 65 to deliver on our housing targets.  The SEPP is contradictory in that it promotes a 

range of apartment sizes and mix in the design principles, but takes a very narrow minded 

approach to achieving them. 

 

In summary, Council has previously raised significant concern with the Department regarding the 

impact of SEPP 65 on provision of housing affordability and apartment size and mix. However, 

rather that alleviating these concerns the flawed provisions of the Policy have been retained, 

expanded, and made more prescriptive.  Council recently embarked on a body of strategic work to 

address the trend for apartment developments currently being approved with a propensity for single 

bedroom apartments, and with apartment sizes that are at the smallest end of the market. Council 

has prepared and publicly exhibited a change to its DCP in relation to apartment sizes and 

apartment mix principally aimed at ensuring housing diversity and therefore maintaining 

affordability.  Importantly, the controls ensure that homeowners have access to a range of 

apartment options to exercise market choice and provide apartment stock that responds to what 

people would like to own rather than what is only available.  Copies of the Council Reports on these 

controls are included as Attachments 2 and 3 of this letter and form part of Council’s submission.  

 

Given the reasons outlined above and the key issues outlined within the Council Report on this 

matter, Council strongly opposes the application of SEPP 65 and the Apartment Design Guide to The 

Hills Shire.  As previously requested, given the Hills Shire has been proactive over many years to 

meet housing targets, an exemption to SEPP 65 is requested. 

 

If you have any questions in relation to Council’s submission please do not hesitate to contact 

Council’s Group Manager – Strategic Planning, Michael Edgar, on 9843 0105. 

 

Yours faithfully 

 
Dave Walker 

GENERAL MANAGER 

 
Attach: 

1. Council Report and Minute, 14 October 2014 
2. Council Report and Minute, 9 September 2014 
3. Council Report and Minute, 8 July 2014 
 



 
MINUTES of the duly convened Ordinary Meeting of The Hills Shire Council held 
in the Council Chambers on 14 October 2014 
 
 

This is Page 5 of the Minutes of the Ordinary Meeting of The Hills Shire Council 
held on 14 October 2014 
 

 

ITEM-3 REVIEW OF SEPP 65 AND THE APARTMENT DESIGN 
GUIDE (FP58) 

 

 
A MOTION WAS MOVED BY COUNCILLOR DR BYRNE ADJUNCT PROFESSOR AND 
SECONDED BY COUNCILLOR HAY OAM THAT a submission be provided to the 
Department of Planning and Environment, together with a copy of this report, expressing 
our disappointment to a one size fits all approach to planning principles and advising that 
Council strongly opposes the application of State Environmental Planning Policy 65 and 
the new supporting Apartment Design Guide to the Hills Shire as it undermines Council’s 
housing strategy and development standards and will result in housing stock that does 
not respond to the needs of existing and future residents. 
 
THE MOTION WAS PUT AND CARRIED UNANIMOUSLY. 

610 RESOLUTION 

A submission be provided to the Department of Planning and Environment, together with 
a copy of this report, expressing our disappointment to a one size fits all approach to 
planning principles and advising that Council strongly opposes the application of State 
Environmental Planning Policy 65 and the new supporting Apartment Design Guide to the 
Hills Shire as it undermines Council’s housing strategy and development standards and 
will result in housing stock that does not respond to the needs of existing and future 
residents. 
 
Being a Planning Matter, the Mayor called for a division to record the votes on this 
matter. 
 
VOTING FOR THE MOTION 
Clr A C Jefferies 
Clr Dr M R Byrne Adjunct Professor 
Clr P J Gangemi 
Clr R K Harty OAM 
Clr A J Hay OAM 
Clr A N Haselden 
Clr Y D Keane 
Clr Dr J N Lowe 
Clr R A Preston 
Clr M O Taylor 
Clr M G Thomas  
Clr R M Tracey 
 
VOTING AGAINST THE MOTION 
None 
 
CALL OF THE AGENDA 
 
A MOTION WAS MOVED BY COUNCILLOR HAY OAM AND SECONDED BY COUNCILLOR 
KEANE THAT Items 5, 6, 7, 8, 12 and 13 be moved by exception and the 
recommendations contained in the reports be adopted. 
 
THE MOTION WAS PUT AND CARRIED. 
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ITEM-3 REVIEW OF SEPP 65 AND THE APARTMENT DESIGN 
GUIDE (FP58) 

THEME: Balanced Urban Growth 

OUTCOME: 7 Responsible planning facilitates a desirable living 
environment and meets growth targets.  

STRATEGY: 
7.2 Manage new and existing development with a robust 
framework of policies, plans and processes that is in 
accordance with community needs and expectations.  

GROUP: STRATEGIC PLANNING 

AUTHOR: 
FORWARD PLANNING COORDINATOR 

BRENT WOODHAMS 

RESPONSIBLE OFFICER: 
MANAGER FORWARD PLANNING 

STEWART SEALE 

EXECUTIVE SUMMARY 
It is recommended that this report form the basis of a submission from The Hills Shire 
Council on the review of State Environmental Planning Policy 65 – Design Quality of 
Residential Flat Development and the new supporting Apartment Design Guide which is 
currently on exhibition until 31 October 2014. 

The purpose of this report is to highlight specific matters of importance to The Hills Shire 
including housing affordability, application of development control plans, apartment 
sizes, car parking and building in quality of life for apartment living in The Hills Shire. 
The submission will also raise significant concern regarding the approach being pursued 
through the review as it will not achieve housing affordability and will not improve 
housing design and diversity.  It is recommended that a request be made within the 
submission that the SEPP not apply to the Shire as it will erode local planning controls 
and mandate the lowering of development standards for future high density residential 
development. 

As outlined within this report concern is raised in relation to the proposed amendments 
to State Environmental Planning Policy No.65 and the new Apartment Design Guide.  The 
changes which are being proposed will have significant ramifications on future 
development and planning outcomes within Council’s high density areas as it is a ‘one 
size fits all Policy’ which will result in a product that fails to meet the needs and 
expectations of future residents.  The product which will be delivered and supported 
through this Policy will contribute nothing towards promoting high density living as a 
viable lifestyle option. Furthermore this “guideline” will override key areas of Councils 
Development Control Plan which is unacceptable.  The “Guidelines” are not statutory in 
weight yet override Council own adopted planning controls. 

The proposed changes will provide a pathway that will undermine the key policy 
objective of promoting housing affordability.  It is apparent that the approach being 
pursued seeks to promote housing affordability through the lowering of development 
standards.  While promoting “minimum” standards and allowing at the developers 
discretion to provide “higher standards”, the regulatory power to achieve that is taken 
away by clause 30A and Clause 6A of the SEPP.  Strong objection is raised to this 
approach as the cost savings are simply not passed on to home buyers through more 

Attachment 1 
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affordable housing.  Council’s continued position in relation to housing affordability is 
that it is best achieved by addressing supply (land use zonings and provision of critical 
infrastructure like sewerage, water and power to influence developer take up) and 
ensuring product diversity.  These matters have not been appropriately addressed as 
part of the review. 

This State Policy will undermine local controls prepared as a result of evidence based 
planning that respond to the housing stock our current and future population desires and 
needs.  The operation of the SEPP is an unacceptable outcome, especially considering 
Council has been accepting its responsibility for population growth and has a proven 
track record in achieving its housing and job targets while maintaining the character, 
amenity and quality of life of The Hills Shire. 

HISTORY 
26/07/2002 Commencement of State Environmental Planning Policy No.65 – 

Design Quality of Residential Flat Development  

20/12/2002 SEPP 65 amended to require consideration of the Residential 
Flat Design Code (RFDC) when determining development 
applications for residential flat development and when 
preparing local environmental plans, development control plans 
and master plans relating to residential flat development. 

SEPP 65 amended to insert apartment size and ceiling heights 
as standards that cannot be used as grounds for refusal, if the 
ceiling height and apartment sizes proposed are equal to, or 
greater than, the minimum standards identified within the 
Residential Flat Design Code. 

16/11/2011 – 
24/02/2012 

Public Exhibition of the SEPP 65 and Residential Flat Design 
Code Review - Discussion Paper  

28/02/2012 Council resolved to that a submission be forwarded to the 
Centres and Urban Renewal Branch of the then Department of 
Planning and Infrastructure highlighting matters of importance 
to The Hills Shire. 

23/09/2014 – 
31/10/2014 

Public exhibition of the review of SEPP 65 and the new 
Apartment Design Guide. 

07/10/2014 Councillor Workshop on the review of SEPP 65 and the new 
Apartment Design Guide. 

BACKGROUND 
State Environmental Planning Policy 65 – Design Quality of Residential Flat Development 
(SEPP 65) was first introduced in 2002 with the principal aim of improving the overall 
quality of residential flat development in New South Wales.  In order to achieve this, the 
SEPP establishes principles for good design and provides guidance for evaluating the 
merit of design solutions. 

SEPP 65 establishes ten design quality principles which are intended to ensure high 
quality development outcomes and more liveable urban areas.  Any environmental 
planning instrument or development control plan which includes provisions relating to 
residential flat development must achieve the design quality principles and have regard 
to the Residential Flat Design Code.  The ten principles are listed below: 
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• Principle 1 – Context; 
• Principle 2 – Scale; 
• Principle 3 – Built Form; 
• Principle 4 – Density; 
• Principle 5 – Resource, Energy and Water Efficiency; 
• Principle 6 – Landscape; 
• Principle 7 – Amenity; 
• Principle 8 – Safety and Security; 
• Principle 9 – Social Dimensions and Housing Affordability; and 
• Principle 10 – Aesthetics. 

 
When determining applications for residential flat development consent authorities must 
consider: 
 

• The advice of the relevant design review panel (if any); 
• The design quality evaluated against the ten design quality principles; and 
• The Residential Flat Design Code. 

 
The existing Residential Flat Design Code was prepared to support SEPP 65 and lift the 
design outcomes of apartment developments.  It provides specific guidance to 
developers and Council on how the ten design quality principles identified within the 
SEPP should be applied.  It deals with key elements such as location, size and scale, 
appearance and amenity of buildings and is used as a source of best practice 
benchmarks for the planning and design of residential flat buildings. 
 
There has been no substantial review of SEPP 65 since its commencement in 2002.  
Accordingly, a review (commenced in 2011) has been undertaken by the Department of 
Planning and Environment to ensure that the SEPP and the Design Guide remain a 
relevant resource for developers and Councils through the design, development 
assessment and plan making process. 
 
Following preliminary consultation in mid-2011, the Department of Planning and 
Environment prepared a discussion paper which was exhibited in late-2011.  At its 
meeting of 28 February 2012 The Hills Shire Council considered a report on the 
discussion paper and resolved that a submission be forwarded to the Centres and Urban 
Renewal Branch of the then Department of Planning and Infrastructure.  The key matters 
of importance to The Hills Shire related to the following: 
 

• SEPP framework; 
• Application of the Policy; 
• Application of the Residential Flat Design Code; 
• Standards that cannot be used as grounds for refusal; 
• Parking; 
• Site coverage; and 
• Qualified Designers. 

 
Following further review by the Department, a number of changes are now proposed to 
the Policy, together with the new Apartment Design Guide (replacing the Residential Flat 
Design Code).  The proposed amendments are on exhibition until 31 October 2014. The 
Apartment Design Guide has no statutory weight however through the clauses in SEPP 
65, Council’s DCP in a number of key outcome areas is overridden by the Guidelines.  
The changes are aimed at increasing the supply of well designed, affordable apartments, 
to introduce greater consistency in the adoption of basic design principles, and to 
encourage more innovative design. 
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The Department of Planning and Environment will consider submissions and feedback 
received during the exhibition period.  A final report will be put to the Minister for 
Planning for a decision on whether the changes to SEPP 65 and the design guide be 
adopted for use. 

REPORT 
The purpose of this report is to provide recommendations for a submission on the review 
of SEPP 65 and the Apartment Design Guide.  This report provides an outline of the 
proposed changes and comments addressing specific matters that are considered to be 
of high importance to The Hills Shire. 

1. COUNCIL PREVIOUS SUBMISSION

As mentioned within the background of this report Council, at its meeting of 28 February 
2012, considered a report on the draft discussion paper on the review of SEPP 65 and 
the Residential Flat Design Code and resolved that a submission be forwarded to the 
then Department of Planning and Environment.  The following table provides Council 
previous comments and identifies how the comments were addressed. 

Submission Comment How the issue was addressed 

SEPP 65 Framework 

SEPP 65 must be rationalised and simplified 
with many of its requirements transferred 
into the Environmental Panning and 
Assessment Act 1979 (EP&A Act), 
Environmental Planning and Assessment 
Regulation 2000 (the Regulation), the 
Standard Instrument Local Environmental 
Plan and Section 117 Ministerial Directions. 

This has not occurred. The SEPP is 
principally in its existing format.  New 
provisions are proposed to be included 
within the SEPP, giving the standards 
within the Guide more weight to override 
locally prepared controls. 

Application of the Policy 

No objection is raised in relation to 
broadening the SEPP to apply to serviced 
apartments.  However, there must be 
additional guidance provided to ensure that 
serviced apartments are located separately 
to residential apartments, when both are 
proposed within a single development. 
Serviced apartments are focused on the 
provision of short term tourist and visitor 
accommodation and are generally serviced or 
cleaned by the owner or manager of the 
building.  The separation of these two forms 
of development will ensure that the amenity 
of the residential apartments is maintained. 

The SEPP has not been expanded to 
apply to serviced apartments. 

The broadening of the SEPP to include design 
quality principles that apply to villas and 
townhouses is not supported.  Council’s 
current controls provide guidance on built 
form and relationship to surrounding 

Whilst the SEPP has been broadened to 
apply to shop top housing and mixed use 
development, the Policy will not apply to 
villas or townhouses. 



ORDINARY MEETING OF COUNCIL  14 OCTOBER, 2014 

PAGE 34 

Submission Comment How the issue was addressed 

development for villas and townhouses that 
has resulted in many good developments 
across the Shire.  Council is in a better 
position to develop controls that work with 
local circumstances rather than a one size 
fits all.  The setting of minimum standards 
only undermines Council’s ability to 
encourage innovative development that deals 
with local conditions. 

Application of the Residential Flat Design Code 

The Residential Flat Design Code should be 
given weight as part of a State wide 
development control plan template.  This will 
enable the inclusion of the design quality 
principles within the Code and will ensure 
consistent design quality benchmarks for 
residential flat buildings. 

A State wide development control plan 
has not been pursued at this stage.  As 
part of the review of the planning 
system, planning controls are proposed 
to be included within proposed ‘Local 
Plans’. If the Code becomes part of a State wide 

development control plan, the content must 
be flexible so as to enable the design 
solutions to be adapted to the unique 
contexts of each local government area. 

Standards that cannot be used as grounds for refusal 

Objection is raised to the inclusion of 
standards which relate solely to the design 
and amenity of apartments.  Consent 
authorities must retain the authority to 
refuse applications if it is considered that a 
proposal is inappropriate for a particular 
location based on local conditions.  This will 
ensure that the SEPP and design solutions 
remain flexible and sensitive to the localities 
within which they are applied. 

Provisions related to development 
standards have been expanded to 
include car parking as a ‘Standard’ that 
cannot be used as grounds for refusal. 

A new provision of SEPP 65 is proposed 
to allow key sections of the Apartment 
Design Guide to prevail over 
development control plans.  Controls 
contained within development control 
plans relating to the following matters 
will have no effect: 

• Visual privacy;
• Solar and daylight access;
• Common circulation and spaces;
• Apartment layout (including

apartment sizes);
• Ceiling heights;
• Balconies and private open space;
• Natural ventilation; and
• Storage.

The Standards that cannot be used as 
The Standards that cannot be used as 
grounds for refusal have been retained 
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Submission Comment How the issue was addressed 

grounds for refusal should be removed from 
the SEPP and included within the Standard 
Instrument Local Environmental Plan 
template and Development Control Plans.   
State wide development standards must be 
implemented through the Standard 
Instrument LEP as opposed to SEPPs. 
 

and expanded to include parking.  The 
Standards within the Code which are 
referred to within the provision have also 
been refined and made more 
prescriptive. 

Parking 
 
No objection is raised, in principle, to the 
promotion of reduced parking requirements 
within areas that have access to frequent 
public transport services. However, minimum 
standards should be applied through 
Development Control Plans that respond to 
local conditions.  The promotion of reduced 
parking requirements within areas outside of 
key centres will increase on-street parking.  
This will have an unacceptable impact on the 
amenity of the Shire’s residential areas. 
 

Car parking standards have been 
included within the Apartment Design 
Guide which removes or reduces car 
parking requirements for land within 0-
400 and 400-800 metres from a railway 
station or light rail stop. 

 
Council objects to the inclusion of a specific 
reduced car parking rate within the Code.   
Specific parking requirements must be 
established at the local level and have regard 
to local conditions. 
 
Site Coverage 
 
The inclusion of a primary development 
control which provides guidance on site 
coverage within the SEPP is not supported.   
Development standards should be applied 
through Development Control Plans that 
respond to local conditions. 
 

Site coverage has not been included as a 
primary development control within the 
SEPP.  This is consistent with Council’s 
submission. 

Definition – Qualified Designer  
 
That the General Manager write to the 
Director-General of the Department of 
Planning and Infrastructure requesting an 
amendment to the definition of ‘Qualified 
Designer’ within the Environmental Planning 
and Assessment Regulation 2000 to ‘a 
Registered Architect in accordance with the 
Architects Act 2003 or a suitably qualified 
Building Designer. 
 

The definition of ‘qualified designer’ has 
remained unchanged. 

Table 1 
Previous Submission Comments– Discussion Paper 
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As can be seen from the table, some matters raised in Council’s previous submission 
have been taken on-board.  However, the key concern that the SEPP gives weight to 
development standards relating to apartment size remains.  Furthermore rather than 
being removed or reduced, these standards have been extended to prevail over most of 
Council’s development controls and have been added to. 

2. Housing Delivery within The Hills Shire

The Hills is one of the key locations for housing delivery in the Sydney Metropolitan 
Region and over the past decade, the Shire has been undergoing rapid growth at a rate 
greater than many other Sydney Metropolitan Local Government Areas.  Over the past 
30 years the Shire’s population has grown by 100,000 people, with an additional 
100,000 people planned over the next 30 years.  The growth will be the second largest 
population increase within the Metropolitan Region.  By 2031 The Hills Shire will be home 
to the third largest population in Sydney. 

Whilst most Sydney Local Government Areas are development averse, The Hills has been 
consistently planning for and delivering new housing to meet the State’s growth 
objectives.  Since the setting of the state government residential growth targets in 2004, 
around 10,000 new homes have been delivered – with over 3,000 of these being for 
multi-unit dwellings or apartments.  Between 2001 and 2010 The Hills had annual 
percentage population growth rate of 4.5%.  This was substantially above the Sydney 
average for this time which was only 1.1%.  This was also the highest growth rate for an 
outer Sydney statistical area, and only falling second overall across the whole region to 
inner Sydney. 

Many more homes are in the pipeline across a variety of dwelling types.  Over the past 
10 years approximately 3,700 residential apartment units have been approved, with over 
380 approved so far this year.  Council is also meeting Sydney’s needs for traditional 
house and land packages with over 900 residential lots approved this year alone in the 
North Kellyville and Balmoral Road Release Areas. 

Strategically Council also works to increase housing supply.  Over the past 6 years 
numerous planning proposals have been supported by Council that have the potential to 
increase the residential yield across the Shire in the order of at least 6,200 dwellings. 
Many of these are for medium and high density housing.  Another major generator of 
growth is the North West Rail Link and the development which will occur within each of 
the Railway Station Precincts.  The State Government has identified that the areas 
surrounding the eight (8) new stations are predicted to provide up to 28,000 new homes 
by 2036.  Most of this growth is forecast to occur within The Hills Local Government 
Area.  The renewal project is expected to stimulate investment in new residential and 
commercial development to the value of $35 billion by 2036. 

As can be seen The Hills Shire has been more than accepting of the need to 
accommodate future population through a balanced growth approach.  Council’s housing 
strategy and Local Environmental Plan identifies and zones sufficient land to ensure The 
Hills Shire can provide homes for the additional population expected over the coming 30 
years.  Despite shortages in critical but basic infrastructure that supports housing 
production and despite the Global Financial Crisis and the subsequent lag in 
development, Council is delivering on its targets. 

3. SEPP 65 – KEY CHANGES

An overview of the key changes to the Policy is provided below. 
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Application of the Policy 
The Policy will be extended to apply to mixed use development and shop top housing of 
three or more storeys.  Currently the Policy only applies to residential flat buildings 
containing three (3) or more storeys. 
 
Design Review Panel 
The proposed amendments specify that members of a design review panel are to be 
qualified and experienced in the fields of architecture, landscape architecture or urban 
design.  It is noted that Council does not currently have a design review panel. 
 
Application of Development Control Plans  
A new provision of the SEPP 65 is proposed to allow key sections of the Apartment 
Design Guide to prevail over development control plans.  Council’s controls relating to 
the following matters will have no effect: 
 

• Visual privacy; 
• Solar and daylight access; 
• Common circulation and spaces; 
• Apartment layout (including apartment sizes); 
• Ceiling heights; 
• Balconies and private open space; 
• Natural ventilation; and 
• Storage. 

 
Car Parking 
A car parking standard has been included within the Apartment Design Guide which 
removes or reduces car parking requirements for land within 800 metres of a railway 
station or light rail stop.  With respect to the potential implications of The Hills Shire, the 
Guide identifies that for any land within 800 metres of a railway station or light rail stop, 
the car parking requirement contained within the RMS Guide to Traffic Generating 
Development, or the car parking requirement prescribed by the relevant Council would 
apply, whichever is less.  It is noted that the RMS car parking rates are significantly 
lower than Council’s current parking rates (refer to table 3 in Section 4 of this report).  
Council would not be able to refuse a development on the ground of car parking, if it 
complies with these rates. 
 
Design Quality Principles 
The Design Quality Principles are proposed to be consolidated, simplified and included 
within a schedule to the Policy.  The SEPP is proposed to contain the following nine (9) 
principles: 
 

• Principle 1 – Context and Neighbourhood Character; 
• Principle 2 – Built Form and Scale; 
• Principle 3 – Density; 
• Principle 4 – Sustainability; 
• Principle 5 – Landscape; 
• Principle 6 – Amenity; 
• Principle 7 – Safety; 
• Principle 8 – Housing Diversity and Social Interaction; and 
• Principle 9 – Architectural Expression. 

 
4. APARTMENT DESIGN GUIDE – KEY CHANGES 
 
The Residential Flat Design Code has been renamed as the Apartment Design Guide.  
The changes proposed to the Guide include the following: 
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• Specific criteria and solutions for design outcomes; 
• Greater flexibility for applicants to propose alternative design solutions in areas 

such as deep soil and open space, balconies, and apartment layout, to suit the 
needs of a particular development; 

• A minimum size of 35m2 for studio apartments (other minimum apartment sizes 
are already specified); 

• Greater flexibility for applicants to reduce or remove car parking spaces, where 
there is good access to public transport and there is market demand to do so; 
and 

• Criteria and solutions for managing external noise and for limiting noise transfer 
between apartments, buildings and their private open spaces. 

 
The existing Code apartment sizes of 50m2 for 1 bedroom apartments, 70m2 for 2 
bedroom apartments and 95m2 for 3 bedroom apartments are to be retained and 
strengthened through the provisions of the SEPP which gives the Guide apartment sizes 
significant weight over Council’s locally prepared controls. 
 
5. KEY ISSUES FOR THE HILLS SHIRE 
 
Whilst a number of changes are proposed to both SEPP 65 and the Apartment Design 
Guide, there are some specific matters that are considered to be of high importance to 
The Hills Shire.  These matters are listed below: 
 

(a) Housing Affordability; 
(b) Application of Local Controls; 
(c) Apartment Size and Mix; 
(d) Car Parking; and 
(e) Quality of Life 

 
A detailed response to each of the abovementioned issues is set out below. 
 

(a)  Housing Affordability 
 
Apartment buildings are long term building stock so it is very important that if they are 
to be built, they are to be resilient over the long term.  Unlike house and land packages 
where landowners can choose the style and size of their home, a homeowner wanting an 
apartment can only choose from what is being provided.  It is therefore imperative that 
there be diverse unit sizes and diverse unit typologies. 
 
Whilst there are many factors which impact on housing affordability it is evident that the 
SEPP, with a specific focus on the ‘Standards that cannot be used as grounds to refuse 
development’, has failed and has not achieved its key objective of improving housing 
affordability.  It is noted that as part of the review there has not been any evidence 
provided which demonstrates that the Policy has improved housing affordability since its 
commencement, nor has any evidence been provided to demonstrate that the proposed 
changes will improve housing affordability into the future. 
 
Comments continually put forward by the development industry are that smaller 
apartments are cheaper to construct and that the provisions of “excessive” car parking 
spaces increases the cost of apartments, which ultimately impact on housing 
affordability.   
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While that is true, removing these standards ultimately become “priced in” to the overall 
development costs which in the long run, lowers the standard and amenity of our 
apartment stock. 
 
The planning system has failed if the key way in addressing housing affordability is 
through lowering development standards.  It is considered that affordability is best 
achieved by addressing supply (land use zonings and critical infrastructure like 
sewerage, water and power to influence developer take up), ensuring product diversity 
and providing a financial incentive. Council’s experience is that concessions targeted at 
reducing the cost of construction become factored into the market.  A similar situation 
has been seen with the capping of developer contributions within the Shires release 
areas.  Removing a car parking space will not save a homeowner $40,000-$50,000 as it 
will be factored into the base price of the land just as it is when Council rezones land for 
higher density or increases floor space ratio or height controls.  As a result, Council 
continually receives applications where developers seek variations to controls.  The SEPP 
65 policy, with a specific focus on the ‘Standards that cannot be used as grounds for 
refusal’, gives legitimacy to that behaviour. 
 
The State’s Policy under SEPP 65, including the proposed amendments, will do nothing to 
address housing affordability in the long run.  Reducing car parking requirements will 
price apartments with an off-street car parking space higher into the market which is of 
no benefit for the future families of The Hills Shire. 
 

(b)  Application of Local Controls 
 
Concern is raised in relation to the new provision of the SEPP which enables developers 
to disregard locally prepared controls.  As mentioned previously within this report, an 
additional provision is proposed to be included under Clause 6 of the SEPP which 
identifies that: 
 

‘The provisions of a development control plan under Division 6 of Part 3 of the 
Act, whenever made, are of no effect to the extent to which they aim to establish 
standards with respect to any of the following matters in relation to residential 
flat development that are inconsistent with the standards set out in the 
Apartment Design Guide: 

 
(a) visual privacy; 
(b) solar and daylight access; 
(c) common circulation and spaces; 
(d) apartment layout; 
(e) ceiling heights; 
(f)  balconies and private open space; 
(g) natural ventilation; and 
(h) storage’. 

 
These are key local development standards that should be the domain of the local 
Council and its community.  Rather than being used as a guide for developers, 
designers, planning practitioners and the community in the delivery of well-designed 
affordable apartments, the Policy will simply continue to be used as a tool for developers 
to avoid and disregard local controls prepared through evidence based planning.  This 
clause is contrary to the NSW Government Policy of ensuring Local Councils and their 
communities are given control over local planning. 
 
The changes which are proposed, allow for the mandating of prescriptive standards 
across the entire State with little to no regard for local context.  Under the planning 
reforms it was clearly stated that it would be built on a partnership between the state, 
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the community, local council’s agencies and the private sector and that NSW Planning 
Policies would be high level documents that would not be prescriptive nor set-out 
detailed development controls.  It was stated that a key focus of a new planning system 
was to allow “people, businesses and organisations…to be fully engaged in the decisions 
that shape their local area and economies” and to make “a shift in focus from one that 
restricts and controls development to one that enables positive development outcomes” 
that protect the environment and enhance people’s way of life. 
 
The changes proposed as part of this review will have significant ramifications on future 
development and planning outcomes within Council’s high density areas as it is a ‘one 
size fits all Policy’ which will result in a product that fails to meet the needs and 
expectations of future residents.  It is areas like The Hills where lowering development 
standards will result in higher profits as history has shown people are prepared to pay a 
high price to live in The Hills, but to a standard.  If the apartment developments are built 
to the minimum standards of this Policy, high density living as a viable lifestyle option 
for families will not be achieved. 
 
Council has a proven track record in accommodating housing growth, through both land 
release and urban consolidation around transit centres.  In recognition of the serious 
implications which will occur as a result of these changes, it is recommended that 
Council strongly oppose the provisions within the SEPP which enable developers to 
disregard locally prepared controls.  This will include the proposed Clause 6A 
‘Development control plans cannot be inconsistent with Apartment Design Guide’ and 
proposed Clause 30 ‘Standards that cannot be used as grounds to refuse development 
consent or modification of development consent’. 
 

(c)  Apartment Size 
 
One of the key issues is that people wanting to move into a larger apartment near 
services and amenities are unable to find them, and as a result are forced into smaller 
accommodation.  Recent experience by Council is that developers are only providing the 
smallest apartment sizes possible, and are not having appropriate regard to the amenity 
of future residents.  It is considered that these developments do not comply with the 
principles of the SEPP, however are being approved as they comply with the apartment 
sizes identified within the existing Guide.  The proposed changes to the SEPP and Guide 
will not address this situation.  Rather, the changes will simply cement these prescriptive 
minimum standards. 
 
Proposed ‘Principles 8 – Housing Diversity and Social Interaction’ includes the following: 
 

‘Good design achieves a mix of apartment sizes, providing housing 
choice for different demographics, living needs and household 
budgets. Well designed developments respond to social context by 
providing housing and facilities to suit the existing and future social 
mix. 
 
Good design involves practical and flexible features, including 
different types of communal spaces for a broad range of people, 
providing opportunities for social interaction amongst residents’. 

 
As can be seen the Principle identifies that ‘Good design achieves a mix of apartment 
sizes’.  However the SEPP identifies apartment area as a standard that cannot be used 
as a ground for refusal if the areas comply with the minimum apartment areas within the 
Guide.  The inclusion of apartment size within this provision is clearly inconsistent with 
proposed Design Principle 8 which requires a mix of apartment sizes.  It is highly likely 
that there will be regular occurrences where applications for residential flat 
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developments are received and propose apartments which are at the lowest sizes 
possible, which would be clearly inconsistent with the Principle, however these would be 
approved on the basis that they comply with the minimum apartment size areas within 
the Guide.  In other words, the SEPP’s own aims and principles can be undermined by 
the “flexibility” provided by the State.  Such an outcome is known to be occurring and 
has been the subject of many submissions to the Department of Planning and 
Environment. 
 
Through its growth strategies Council has acknowledged that Sydney needs to find 
houses and jobs for another 1.6 million residents over the next 20 years.  If the 
expected 1.6 million people are to be housed in the same ratios of housing typologies 
that we have historically produced, Sydney will have insufficient land and it will become 
increasingly difficult to service by future Governments.  Accordingly, planning and 
development practitioners need to change the perceptions about living in high rise 
apartments.  Standards must be established that make high rise apartment living a 
desirable alternative to families choosing single dwellings on single lots.  It is wrong to 
suggest that the same minimum standards should be applied broadly across the entire 
Sydney property market.  The result of this approach will be a housing product which 
maximises yield however does not provide for the needs and expectations of the future 
residents within these apartments.  Lack of appropriate diversity will also result is a 
reduction in housing affordability. 
 
To address the trend for apartment developments currently being approved to be 
dominated by a propensity for single bedroom homes, and with apartment sizes that are 
at the smallest end of the market, Council has embarked on a body of strategic planning 
work.  This strategic work had regard to population trends, local demographic knowledge 
and examined housing diversity and affordability in relation to residential flat buildings.  
Council has prepared and publicly exhibited a change to its DCP in relation to apartment 
sizes and apartment mix principally aimed at ensuring housing diversity and therefore 
maintaining affordability.  Importantly, the controls will ensure that homeowners have 
access to a range of apartment options to exercise market choice and provide apartment 
stock that responds to what people would like to own rather than what is only available.  
The standards are squarely aimed at giving local context to the Design Quality Principles 
of SEPP 65.  However, the changes proposed as part of this review will make Council’s 
locally prepared controls obsolete.  The fact that a State Policy can undermine local 
controls prepared as a result of evidence based planning is inappropriate, especially 
considering Council has been accepting its responsibility for population growth and has a 
proven track record in achieving its housing and job targets while maintaining the 
character and amenity of The Hills Shire.  The Hills Shire Council deserves to have its 
controls, policy and standards upheld. 
 

(d)  Car Parking Rates 
 
The proposed amendments seek to include car parking as a ‘standard that cannot be 
used as a ground for refusal’ if the the proposed car parking for a building is equal to, or 
greater than, the recommended minimum amount of car parking set out in Part 3 of the 
Apartment Design Guide.  The Guide sets the following car parking requirements for land 
within the vicinity of railway stations. 
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Table 2 

Car parking requirements (Apartment Design Guide) 
 
It is noted that The Hills Shire Local Government Area is not located within a nominated 
inner and middle ring metropolitan Sydney area.  Accordingly any application for 
development within 800 metres of a railway station in the Shire, which would include the 
railway stations proposed as part of the North West Rail Link, would only need to 
address the parking rates identified within the RMS ‘Guide to Traffic Generating 
Development’. 
 
A comparison of the parking rates identified within the Guide to traffic generating 
development and Council’s current Centres Parking Rate is included within the following 
table. 
 

 The Hills Shire – Centres 
Parking Rate 

RMS Guide to Traffic 
Generating Development 

Medium Density 
Residential Flat 
Buildings (2-20 
dwellings) 

• 1 space per 1 
bedroom unit.  

• 1.5 spaces per 2 
bedroom unit.  

• 2 spaces per 3 
bedroom unit.  

• 2 visitor spaces per 5 
units.  

• 1 space per unit plus an 
additional 1 space per 
each 5x2 bedroom unit or 
part thereof. Also an 
additional1 space per each 
2x3 or more bedroom unit 
or part thereof. 

• Visitor: 1 space per 5 
units. 

High Density 
Residential Flat 
Buildings (more 
than 20 
dwellings) 

• 1 space per 1 
bedroom unit.  

• 1.5 spaces per 2 
bedroom unit.  

• 2 spaces per 3 
bedroom unit.  

• 2 visitor spaces per 5 
units. 

• 0.6 spaces per 1 bedroom 
unit. 

• 0.9 spaces per 2 bedroom 
unit. 

• 1.40 spaces per 3 
bedroom unit. 

• 1 space per 5 units (visitor 
parking). 
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 The Hills Shire – Centres 
Parking Rate 

RMS Guide to Traffic 
Generating Development 

• Visitor: 1 space for every 
5 to 7 dwellings.  

Shops/Retail  • 1 space per 18.5m2 
Gross Leasable Floor 
Area (GLFA). 

 
Note: For the purpose of 
comparison this rate would 
result in approximately 5.4 
spaces per 100m2 of GLFA. 
 

• 0-10,000 Gross Leasable 
Floor Area: 6.1 spaces per 
100m2 GLFA. 

• 10,000-20,000 GLFA: 5.6 
spaces per 100m2 GLFA. 

• 20,000-30,000 GLFA: 4.3 
spaces per 100m2 GLFA. 

• Over 30,000 GLFA: 4.1 
spaces per 100m2 Gross 
Leasable Floor Area. 

Commercial  • 1 space per 40m² of 
gross floor area. 

 

• 1 space per 40m2 of gross 
floor area. 

Table 3 
Car parking requirements Comparison 

 
As an example, under Council’s existing centres parking rate, a development comprising 
100 units would need to provide a total of 183 car parking spaces, including 40 visitor 
spaces.  However, when applying the RMS car parking rates, the same development 
would only need to provide 103 car parking spaces, including approximately 14 visitor 
spaces.  This equates to a 44% reduction in the number of spaces required. 
 
It is acknowledged that lower car parking rates should be investigated for high density 
areas around transport nodes with access to high frequency public transport services.  
However, car parking controls should be prepared at the local level having regard to 
local condition and be the direct result of a detailed parking policy for the area.  The car 
parking rates contained within the RMS Guide are regional parking controls without 
regard to specific local issues.  These are broad brush controls which should be avoided.  
Significant concern is raised with respect to the application of these standards, as it is 
unclear how the rates were developed or where the surveys were undertaken.  
Accordingly, any approach which seeks to mandate parking rates to certain areas 
without any regard to the local context of these areas is strongly opposed. 
 
The car parking changes do enter into the lifestyle and choice of our community by 
restricting their car ownership rights with a policy that allows apartments to be 
constructed with dramatically reduced car spaces.  Limiting parking spaces within 
developments might work for the inner city councils and Sydney City CBD but not in The 
Hills Shire.  The generalisation of car parking rates and train station is flawed.  The level 
of service provided at Carlingford Station and the Carlingford line (25 train services per 
24hr period – Monday to Friday) compared to others like Epping Station (118 train 
services per 24hr period – Monday to Friday) cannot warrant a “one size” standard 
approach.  Families need cars to assist family activities and apartment developments 
need to be a viable lifestyle choice for families. 
 
Car ownership will not undermine the public transport system.  The role of Government 
and Transport agencies is to provide cheap, reliable, accessible, convenient and safe 
public transport that people will always choose.  Penalising communities for buying cars 
is not the answer and that policy will become factored into the price of land, meaning 
housing is no more affordable and not have the benefit of off-street car parking. 
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(e) Quality of Life 
 
The practical application of SEPP 65 and the Apartment Guidelines do not respond 
adequately to Quality of Life for residents.  It seems too focused on the ageing 
population that is expected over the coming decades and while that is true, seems 
primarily concerned with producing apartments for lone households, the elderly or the 
poor.  Neither the SEPP nor the guidelines advance apartment stock into the modern 
world.  A world where we will need apartments to be an alternative lifestyle option for 
families as well as lone or an ageing population. 
 
The Hills Shire is going to increase from a population of around 180,000 people to 
around 280,000 over the next 20 years or so.  Council’s and the NSW Department of 
Planning’s own demography indicate that our population will be overwhelmingly under 
the age of 65.  Sure, the Shire will increase its percentage of people over 65 however 
just like the population in general, however, these individuals will in the main continue to 
represent a reasonable degree of wealth and will seek a high standard of living.  Council 
already has evidence that residents are choosing to change their living arrangements 
from a large family home, to an apartment in close proximity to town centres and 
transport.  Council’s housing strategy combined with its adopted development standards 
has enabled our residents to age in place and those development standards that are 
proving to be successful are being undermined by the provisions of SEPP 65.  There is no 
need for a policy that will allow a developer of an apartment block in The Hills Shire to 
create housing stock at the minimum size and at the minimum car parking rates.  
Unfortunately the nature of the industry will be most likely to take up the incentives 
provided by the SEPP and will lead to the production of apartments that do not 
necessarily match what our population will want as their home. 
 
The minimum standards approach of SEPP 65 contributes nothing to the quality of life of 
future residents.  While the policy will allow development to be approved based on 
minimum standards, it does so without any regard to the need of any other features to 
make up for the smaller apartments.  There are no requirements to provide common 
rooms to allow for residents to accommodate larger family gatherings, no requirements 
for recreational facilities or any other feature that would contribute to greater liveability 
of apartment dwellers.  There appears to be an apparent lack of interest in identifying 
what is needed to make apartment developments truly family friendly which as a Global 
City, Sydney needs to achieve. 
 
CONCLUSION 
 
As set out in the report the proposed SEPP changes and new Apartment Design Guide do 
little to alleviate concerns that have previously been raised by Council in relation to 
housing affordability and apartment size and mix.  In fact, more prescriptive controls 
have been introduced that would make Councils development controls for apartments 
obsolete and car parking has been introduced as a matter which cannot be used as 
grounds for refusal if the standards in the Design Guide are met.  These standards are 
considerably lower than those set by Council. 
 
The changes which are being proposed will have significant ramifications on future 
development and planning outcomes within Council’s high density areas as it is a ‘one 
size fits all Policy’ which will result in a product that fails to meet the needs and 
expectations of future residents.  The product which will be delivered and supported 
through this Policy will contribute nothing towards promoting high density living as a 
viable lifestyle option. 
 
This State Policy will undermine local controls prepared as a result of evidence based 
planning and is an unacceptable outcome, especially as Council has a proven track 
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record in achieving its housing and job targets while maintaining the character and 
amenity of The Hills Shire.  Given the foregoing, it is recommended that a formal 
submission be lodged with the Department of Planning and Environment opposing the 
State Environmental Planning Policy 65 – Design Quality of Residential Flat Development 
and the new supporting Apartment Design Guide. 
 
IMPACTS 
 
Financial 
This matter has no direct financial impact upon Council's adopted budget or forward 
estimates. 
 
The Hills Future - Community Strategic Plan 
Council’s Community Strategic Direction identifies the community’s vision for the Shire 
and outlines how Council will align its delivery of services and facilities to support this 
vision.  Council’s vision is for ‘proactive leadership creating vibrant communities, 
balancing urban growth, protecting our environment and building a modern local 
economy’.  Consistent with this vision, Council is proactively seeking to facilitate a 
desirable living environment by opposing SEPP 65 amendments and the new Apartment 
Design Guide as they will undermine local controls that aim to achieve a diversity of 
housing choice for existing and future Hills residents. 
 
RECOMMENDATION 
 
A submission be forwarded to the Department of Planning and Environment, together 
with a copy of this report, advising that Council strongly opposes the application of State 
Environmental Planning Policy 65 and the new supporting Apartment Design Guide to the 
Hills Shire as it undermines Council’s housing strategy and development standards and 
will result in housing stock that does not respond to the needs of existing and future 
residents. 
 
ATACHMENTS 
Nil 
 
 
 
  



MINUTES of the duly convened Ordinary Meeting of The Hills Shire Council held 
in the Council Chambers on 9 September 2014 

This is Page 5 of the Minutes of the Ordinary Meeting of The Hills Shire Council 
held on 9 September 2014 

ITEM-2 POST EXHIBITION REPORT - DEVELOPMENT 
CONTROLS FOR RESIDENTIAL FLAT BUILDING 
(FP196)    

Pr 
 

Proceedings in Brief 

An apology was tendered by Councillor Preston on behalf of the Dan Brindle - Director of 
BBC Planning representing GPT who could not attend the meeting. 

A MOTION WAS MOVED BY COUNCILLOR DR BYRNE ADJUNCT PROFESSOR AND 
SECONDED BY COUNCILLOR GANGEMI THAT  

1. The Draft The Hills Development Control Plan 2012 (Part B Section 5 – Residential
Flat Buildings, Part D Section 6 – Rouse Hill Regional Centre, Part D Section 8 –
Norwest Residential Precinct, Part D Section 12 – Carlingford Precinct, Part D Section
14 – Target Site Corner Windsor Road and Seven Hills Road, Baulkham Hills) be
adopted and public notice be given in a local newspaper and

2. Council write to the Minister of Planning
a) strongly opposing Clause 30A of SEPP65 and
b) requests in Councils favour  that the entire shire be exempt from Clause 30A

of State Environment Planning Policy 65 – Design Quality of Residential Flat
development.

THE MOTION WAS PUT AND CARRIED UNANIMOUSLY 

537 RESOLUTION 

1. The Draft The Hills Development Control Plan 2012 (Part B Section 5 – Residential
Flat Buildings, Part D Section 6 – Rouse Hill Regional Centre, Part D Section 8 –
Norwest Residential Precinct, Part D Section 12 – Carlingford Precinct, Part D Section
14 – Target Site Corner Windsor Road and Seven Hills Road, Baulkham Hills) be
adopted and public notice be given in a local newspaper and

2. Council write to the Minister of Planning
a) strongly opposing Clause 30A of SEPP65 and
b) requests in Councils favour  that the entire shire be exempt from Clause 30A

of State Environment Planning Policy 65 – Design Quality of Residential Flat
development.

Being a planning matter, the Mayor called for a division to record the votes on this 
matter. 

VOTING FOR THE MOTION 
Clr Dr Byrne, Clr Harty OAM, Clr Hay OAM, Clr Tracey, Clr Thomas, Clr Preston, Clr 
Taylor, Clr Keane, Clr Gangemi, Clr Jefferies, Clr Haselden 

VOTING AGAINST THE MOTION 
None 

Councillor Keane declared a less than significant, non-pecuniary conflict of interest in the 
following Item-3 DA 297/2008/HB/B - Proposed Section 96(2) Modification for Castle 
Towers - Various Lots bounded by Castle Street, Pennant Street, Showground Road, Old 
Northern Road and Kentwell Avenue, Castle Hill as she is on the Board of Endeavour 
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Foundation, whose Chairman is on the Board of Directors for QIC.  Clr Keane signed the 
Conflicts of Interest Register and stayed in the room. 
 

ITEM-3 DA 297/2008/HB/B - PROPOSED SECTION 96(2) 
MODIFICATION FOR CASTLE TOWERS - VARIOUS 
LOTS BOUNDED BY CASTLE STREET, PENNANT 
STREET, SHOWGROUND ROAD, OLD NORTHERN 
ROAD AND KENTWELL AVENUE, CASTLE HILL    

 

Proceedings in Brief 
 
John Gale of Gale Projects Group Pty Ltd addressed Council regarding this matter. 
 
A MOTION WAS MOVED BY COUNCILLOR HAY OAM AND SECONDED BY COUNCILLOR 
KEANE THAT the Recommendation contained in the report be adopted. 
 
THE MOTION WAS PUT AND CARRIED. 

538 RESOLUTION 

The Modification Application be approved subject to the following: 
 
1. The deletion of Condition 1 and replacement with: 

 
1.  Development in Accordance with Submitted Plans 
The development being carried out in accordance with the following approved plans and 
details, stamped 297/2008/HB, and as amended by Modification Application 
297/2008/HB/A and 297/2008/HB/B and returned with this consent except where 
amended by other conditions of consent. 

REFERENCED PLANS AND DOCUMENTS – ORIGINAL DA 297/2008/HB 

PLAN DESCRIPTION DATE 

DA 000C-0 Perspective Image 2 July 2007 

DA 000D-0 Perspective Image 3 July 2007 

DA 000E-0 Perspective Image 4 July 2007 

DA 000F-0 Perspective Image 5 July 2007 

DA000G-0 Perspective Image 6 July 2007 

DA000H-0 Perspective Image 7 July 2007 

DA002-4 Site Plan and Site Location Map July 2007 

DA003-3 Site A – Level 1 Plan – Basement Carpark July 2007 

DA003A-3 Site A - L1 & L1 Site B Reference Plan July 2007 

DA004-3 Site A – Level 2 Plan - Basement Carpark July 2007 

DA004A-3 Site A -  L2 & L1B Site B Reference Plan July 2007 

DA005-3 Site A – Level 3 Plan - Retail July 2007 

DA005A-3 Site A – L3 & Site B – L3 Reference Plan July 2007 

DA006-3 Site A – Level 3 Mezzanine Plan – Carpark July 2007 
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ITEM-2 POST EXHIBITION REPORT - DEVELOPMENT 
CONTROLS FOR RESIDENTIAL FLAT BUILDING 
(FP196)  

THEME: Balanced Urban Growth 

OUTCOME: 7 Responsible planning facilitates a desirable living 
environment and meets growth targets.  

STRATEGY: 
7.2 Manage new and existing development with a robust 
framework of policies, plans and processes that is in 
accordance with community needs and expectations.  

GROUP: STRATEGIC PLANNING 

AUTHOR: 
FORWARD PLANNING COORDINATOR 

BRENT WOODHAMS 

RESPONSIBLE OFFICER: 
MANAGER FORWARD PLANNING 

STEWART SEALE 

EXECUTIVE SUMMARY 
It is recommended that the draft apartment size and mix controls for residential flat 
buildings be adopted.  The draft controls will come into force once notice is given in a 
local newspaper.  It is further recommended that Council write to the Minister for 
Planning requesting an exemption from Clause 30A of State Environmental Planning 
Policy for the entire Shire. 

The development controls are supported because they will ensure that the type of high 
density housing which is provided within The Hills Shire is appropriate to meet the needs 
of all future residents. 

The exhibited apartment mix and size controls were prepared having regard to Principle 
9 of State Environmental Planning Policy 65 – Design Quality of Residential Flat 
Development and will facilitate diverse housing options to improve housing affordability.  
The controls require the provision of a mix of 1, 2 and 3 bedroom apartments and the 
provision of a range of apartments sizes, including 30% at the SEPP 65 ‘affordable 
housing’ rates identified within SEPP 65. 

The draft controls were exhibited for thirty-one days from Tuesday 29 July 2014 to 
Friday 29 August 2014, and exhibition material was available to view at Council’s 
Administration Centre and all Council Libraries.  The material was also available to view 
and download on the ‘Major Plans on Exhibition’ page of Council’s website. 

A total of six (6) submissions were received by Council during the exhibition period.  The 
key issues raised in the submissions include the impact on housing affordability, the 
application of Clause 30A of SEPP 65, the housing mix control, application of controls to 
the Rouse Hill Regional Centre, use of household income to determine apartment size 
typology, catering for lone person households and households without children, and car 
parking rates.  A review of the submissions has indicated that there are no post 
exhibition amendments to be made to the draft controls. 
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As Sydney continues to grow there will be reliance upon a greater proportion of higher 
density development within centres which have access to public transport services.  In 
order to ensure that housing within The Hills Shire is affordable it is imperative that 
there is an appropriate diversity of housing options in the marketplace.  Whilst there are 
a number of factors which impact on housing affordability and the price of housing, 
Council must ensure that the type of housing being provided is appropriate to meet the 
needs of all future household compositions and incomes. 

HISTORY 

20/05/2014 Councillor Briefing on draft development controls.

08/07/2014  Council considered a report on the draft development controls. 

29/07/2014 – 
29/08/2014

Public Exhibition of the draft development controls.

BACKGROUND 
As part of the assessment of high density residential development consideration must be 
afforded to State Environmental Planning Policy 65 – Design Quality of Residential Flat 
Development (SEPP 65).  SEPP 65 was first introduced in 2002 with the principal aim of 
improving the overall quality of residential flat development in New South Wales by 
establishing consistent objectives and processes within the planning system.  This was 
followed in September 2002 by the Residential Flat Design Code (RFDC), a design 
guideline which provided discussion, analysis, examples and principles, primarily 
structured as a tool for developers and development assessment officers. 

SEPP 65 has achieved great results in terms of urban design and the amenity of 
apartments, but has now started to erode housing diversity.  If allowed to continue, this 
will put upward pressure on apartment prices and will not produce apartments which are 
appropriate for family households. 

At its meeting of 29 April 2014 Council considered a report on the outcome of the 
exhibition of planning proposal which sought to amend Local Environmental Plan 2012 to
permit a high density mixed use development at 301 Samantha Riley Drive, Kellyville.  
In support of the planning proposal a draft development control plan was prepared to 
address a number of matters including active frontages, setbacks, road layout, podium 
and tower elements, landscaping and open space, building design and layout, apartment 
size and mix, amenity and stormwater management. 

While the affordability argument is continually used to justify smaller apartments and the 
imposition of Clause 30A of the SEPP, as outlined within the body of this report, there is 
no evidence to suggest that the cost savings are passed onto the future home buyers 
through reduced unit prices.  In this regard, it is considered that Clause 30A has failed to 
the detriment of housing affordability and the amenity of future residents within high 
density developments. 

Clause 30A of State Environmental Planning Policy No.65 
Clause 30A of SEPP 65 was introduced in 2008 with the purpose of placing downward 
pressure on housing pricing to ensure that housing was cheaper to construct and buy, 
and specifies that a consent authority cannot refuse consent to a development 
application for a residential flat development on the grounds of ceiling height or 
apartment area if the proposal complies with the minimum controls identified within Part  
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3 of the Residential Flat Design Code.  The Code includes a ‘rule of thumb’ relating to the 
provision of affordable housing which states that “if council chooses to standardise 
apartment sizes, a range of sizes that do not exclude affordable housing should be used.  
As a guide, the Affordable Housing Service suggests the following minimum apartment 
sizes, which can contribute to housing affordability (apartment size is only one factor 
influencing affordability):

1 bedroom apartment 50m2;
2 bedroom apartment 70m2;
3 bedroom apartment 95m2.” 

Recent experience has found that developers rely upon the “rule of thumb” apartment 
sizes and ignore the site specific apartment size controls established within Council’s 
Development Control Plan.  This approach is considered to be in direct conflict with 
Principle 9 of SEPP 65 which requires that new developments should:

Optimise the provision of housing to suit the social mix and needs in the 
neighbourhood or, in the case of precincts undergoing transition, provide for the 
desired future community. 
Address housing affordability by optimising the provision of economic housing 
choices and providing a mix of housing types to cater for different budgets and 
housing needs. 

In response to the above, a review was undertaken to identify apartment mix a size 
controls to ensure that the type of housing being provided within The Hills Shire is 
appropriate to meet the needs of all future household types and incomes.  At its meeting 
of 8 July 2014 Council considered a report on the outcome of the review and resolved as 
follows: 

‘The Draft The Hills Development Control Plan 2012 (Part B Section 5 – 
Residential Flat Buildings, Part D Section 6 – Rouse Hill Regional Centre, Part D 
Section 8 – Norwest Residential Precinct, Part D Section 12 – Carlingford Precinct, 
Part D Section 14 – Target Site Corner Windsor Road and Seven Hills Road, 
Baulkham Hills) be publicly exhibited’. 

The draft controls seek to ensure the provision of housing diversity by identifying 
apartment mix and size controls for residential flat buildings within The Hills Shire.  The 
draft controls are included within Part B Section 5 – Residential Flat Buildings of the DCP.  
Four (4) site specific sections of the DCP were also updated to delete the existing 
apartment mix and size controls identified within these sections.  This was done to 
ensure that a consistent approach is provided across the Shire. 

The draft apartment mix controls for residential flat buildings seek the following: 

No more than 25% of the dwelling yield is to comprise either studio or one 
bedroom apartments. 
No less than 10% of the dwelling yield is to comprise apartments with three or 
more bedrooms. 

For residential flat buildings (containing 30 or more apartments) three (3) distinct 
apartment size categories are identified.  The Type 1 category consist of the ‘affordable 
housing’ sizes as recommended within SEPP 65, the Type 3 category consists of Council’s 
existing apartment size controls, and the Type 2 category is generally a mid-point 
between Types 1 and 3 size categories. 
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Table 1 
Apartment Size Categories 

The distribution of apartment sizes will be as follows: 

Type 1 apartments shall not exceed 30% of the total number of 1, 2 and 3 
bedroom apartments. 
Type 2 apartments shall not exceed 30% of the total number of 1, 2 and 3 
bedroom apartments. 
All remaining apartments are to comply with the Type 3 apartment sizes. 

For residential flat developments containing less than 30 apartments the existing 
apartment size controls within Development Control Plan 2012 will continue to apply as 
follows: 

1 bedroom apartment – 75m2;
2 bedroom apartment – 110m2; and 
3 or more bedroom apartment – 135m2.

REPORT 
The purpose of this report is to inform Council of the outcome of the exhibition period of 
the draft apartment mix and size controls. 

1. Exhibition Details 
The draft development controls and supporting documents were exhibited for thirty-one 
days from Tuesday 29 July 2014 to Friday 29 August 2014.  The exhibition material 
included the following: 

Council Report and Minute, 8 July 2014; 
Draft The Hills DCP 2012 (Part B Section 5 – Residential Flat Buildings); 
Draft The Hills DCP 2012 (Part D Section 6 – Rouse Hill Regional Centre); 
Draft The Hills DCP 2012 (Part D Section 8 – Norwest Residential Precinct); 
Draft The Hills DCP 2012 (Part D Section 12 – Carlingford Precinct); and 
Draft The Hills DCP 2012 (Part D Section 14 – Target Site Corner Windsor Road 
and Seven Hills Road, Baulkham Hills). 

Apartment Size Category Apartment Size Source

1 bedroom 50m2

2 bedroom 70m2

3 or more bedrooms 95m2

1 bedroom 65m2

2 bedroom 90m2

3 or more bedrooms 120m2

1 bedroom 75m2

2 bedroom 110m2

3 or more bedrooms 135m2

Mid-Point

Type 3

The Hills DCP 2012

Type 1

Affordable Housing (SEPP 
65)

Type 2
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Notification of the exhibition was placed in The Hills Shire Times and The Rouse Hill 
Times on two separate occasions being: 

The Hills Shire Times on Tuesday 29 July 2014 and repeated on 12 August 2014; 
and
The Rouse Hill Times on Wednesday 30 July 2014 and repeated on Wednesday 13 
August 2014. 

All exhibition material was available to view at Council’s Administration Centre and all 
Council Libraries.  The material was also available to view and download on the ‘Major 
Plans on Exhibition’ page of Council’s website. 

2. Key Issues  
In response to the exhibition of the draft controls Council has received six (6) 
submissions.  The key issues raised within the public submissions and planning 
comments addressing each issue are included below: 

(a) Impact on Housing Affordability; 
(b) Application of Clause 30A of SEPP 65; 
(c) Objection to the Housing Mix Control; 
(d) Application of Controls to the Rouse Hill Regional Centre; 
(e) Use of Household Income to Determine Apartment Size Typology; 
(f) Catering for Lone Person Households and Households without Children; and 
(g) Car Parking Rates. 

A full summary of the submissions is included within Attachment 1 of this report. 

(a) Impact on Housing Affordability 

Concern was raised that the draft controls would negatively impact on housing 
affordability.  The application of the draft apartment sizes will potentially force the 
developer to cut costs in other areas in the interest of providing a product that can be 
afforded by the local market.  If the developers are unable to find savings, then the 
development proposal becomes unfeasible and simply does not occur. 

Comment 
The purpose of the draft apartment mix and size controls is to ensure that the type of 
housing which is provided within The Hills Shire is appropriate to meet the needs of all 
future residents.  The position that the solution to housing affordability is to provide 
smaller apartments, as they are cheaper to produce, is not supported.  Rather, it is 
considered that the long term solution to housing affordability is to provide a broad 
range of housing options within high, medium and low density residential areas. 

A one size fits all approach across the Metropolitan Area is not appropriate.  Apartment 
buildings are long term building stock so it is very important that if they are to be built, 
they are to be resilient over the long term.  Unlike house and land packages where 
landowners can choose the style and size of their home, a homeowner wanting an 
apartment can only choose from what is being provided.  It is therefore imperative that 
there be diverse unit sizes. 

The draft apartment mix and size controls have been prepared to reflect the needs and 
expectations of future households within The Hills Shire’s high density residential areas.  
Without the imposition of some form of control on the size and mix of apartments it is 
likely that the market will opt for dwelling sizes that will generate the highest return for 
developers at the expense of housing affordability and diversity.  Whilst smaller 
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apartments should be provided to meet the needs of a certain demographic within the 
market, moderate and larger apartments should also be provided to alleviate demand on 
the smaller and more affordable housing options. 

If moderate and larger apartments are not provided, those who desire and have the 
financial capacity to purchase a larger apartment will be forced into purchasing a smaller 
apartment.  This will have the effect of increasing the demand and value of the smaller 
apartments which will impact on the capacity of lower income earners to enter into the 
housing market.  As The Hills Shire accommodates population and housing growth, there 
will be a greater proportion of higher density development being provided.  In order to 
ensure that housing within the LGA is affordable it is imperative that there is an 
appropriate diversity of housing options in the marketplace. 

It is noted that Clause 30A of SEPP 65 was introduced in 2008 with the purpose of 
placing downward pressure on housing prices to ensure that housing was cheaper to 
construct and buy.  However, the position that the introduction of Clause 30A has 
improved housing affordability is considered to be incorrect as there has been limited 
improvement in the affordability of apartments since the introduction of the Clause.  
Whilst the application of SEP 65 specifically relates to residential flat development, it is 
important to look at the trend in the sale price of attached dwellings when analysis the 
affordability of this form of development.  The following graph shows the trend in the 
median price of attached dwellings (includes flats, apartments, semi-detached, row and 
terrace houses) within the Greater Sydney Region between September 2003 and 
September 2013. 

Figure 1 
Median Sale Price – Attached Dwellings (Sydney) 

Between September 2003 and September 2013 the median price for attached dwellings 
within the Sydney Metropolitan Region increased from $371,000 to $540,000 per 
dwelling which equates to a 45% increase over the period or an average annual increase 
of 4.5% per annum.  However since the introduction of Clause 30A in July 2008, the 
median price of attached dwellings has increased from $385,000 to $540,000 per 
dwelling which equates to an average annual increase of 8% per annum.  



ORDINARY MEETING OF COUNCIL  9 SEPTEMBER, 2014 

PAGE 56 

As a comparison, between 2006 and 2011 the median weekly household income within 
the Sydney Metropolitan Region increased from $1,154 to $1,447 which equates to a 
25% increase over the Census period or an average annual increase of 5% per annum.  
As can be seen the rise in the price of attached dwellings since the introduction of Clause 
30A has significantly outstripped the average rise in median income.  The result of this is 
an increase in the price to income ratio and a reduction in the affordability of these 
dwellings as residents are required to allocate more of their income toward the 
repayment of home loans.  Whilst there are many factors which impact on housing 
affordability, it is evident that Clause 30A has failed and has not achieved its key 
objective of improving housing affordability by placing downward pressure on sale prices.  
If the mandating of smaller apartment sizes places downward pressure on the cost of 
construction, then it is evident that the cost savings are not being passed onto the home 
buyers through reduced sale prices. 

As mentioned within the background of this report, developers have generally been 
opting for smaller apartments in a likely attempt to increase dwelling yield and profit 
margins.  Whilst the affordability argument is continually used to justify smaller 
apartments, there is no evidence to suggest that that cost savings are passed on by 
developers.  This clause of the SEPP is providing a mechanism for the delivery of smaller 
sub-standard apartments tailored made to property investors. 

(b) Application of Clause 30A of SEPP 65 

Concern is raised that the controls are unenforceable and should be abandoned.  The 
draft controls are inconsistent with Clause 30A of SEPP 65 which identifies that a consent 
authority must not refuse consent to a development application for the carrying out of 
residential flat development on the grounds of apartment area if the proposed area for 
each apartment is equal to, or greater than, the recommended internal area and 
external area for the relevant apartment type set out in Part 3 of the Residential Flat 
Design Code. 

Comment 
It is acknowledged that Clause 30A of SEPP 65 specifies that a consent authority cannot 
refuse consent to a development application for a residential flat development on the 
grounds of ceiling height or apartment area if the proposal complies with the minimum 
controls identified within Part 3 of the Residential Flat Design Code.  The Code includes a 
‘rule of thumb’ relating to the provision of affordable housing which states that “if council 
chooses to standardise apartment sizes, a range of sizes that do not exclude affordable 
housing should be used.  As a guide, the Affordable Housing Service suggests the 
following minimum apartment sizes, which can contribute to housing affordability 
(apartment size is only one factor influencing affordability):

1 bedroom apartment 50m2;
2 bedroom apartment 70m2;
3 bedroom apartment 95m2.” 

One of the key issues is that people wanting to move into a larger apartment near 
services and amenities are unable to find them, and as a result are forced into smaller 
accommodation. 

Recent experience by Council is that developers are only providing the smallest 
apartment sizes possible, and are not having appropriate regard to the amenity of future 
residents.  It is considered that these developments do not comply with the Principle 9 of 
SEPP 65, however are being approved as they comply with the affordable housing 
apartment sizes identified within the Residential Flat Design Code.  The ‘Rule of Thumb’ 
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controls have become the norm for developments, to the detriment of providing housing 
diversity and choice for future residents.  This practice is resulting in development that is 
inconsistent with the principles of providing a diversity of housing choice and fails to 
provide adequate opportunities for families to choose to live in these locations. 

Recent experience in The Hills Shire suggests that developers are not responding to 
market demand.  Rather, the developers are building the smallest apartments allowed, 
which are selling as that is what is available.  Based on feedback received as part of the 
preparation of the draft controls, there is a developing trend where developers in an 
effort to sell approximately 70% of the housing stock off the plan before the financial 
institutions will lend the funds to commence construction.  As a result developers are 
proposing small one (1) and two (2) bedroom apartments, which are largely tailored to 
investors who have a limited interest in whether the apartments have appropriate 
amenity. 

It is acknowledged that apartment size cannot be used as grounds for refusal if the 
proposal complies with the minimum controls identified within Part 3 of the Residential 
Flat Design Code.  However, Clause 30A(2) of the SEPP states that ‘Nothing in this 
clause permits the granting of consent to a development application if the consent 
authority is satisfied that the proposed development does not demonstrate that 
adequate regard has been given to the design quality principles in Part 2 of this Policy’.
As mentioned previously, the draft controls have been prepared having regard to 
Principle 9 of SEPP 65 which requires development to optimise the provision of housing 
to suit the social mix and needs in the neighbourhood and also requires development to 
provide a mix of housing types to cater for different budgets and housing needs.  On this 
basis, any application for development which comprises a mix of apartments which 
considerably varies from the control would be inconsistent with Principle 9 and on this 
basis it is unlikely that approval would be granted. 

It is recommended that should Council adopt the draft controls a further request be sent 
to the Minister for Planning seeking an exemption to Clause 30A of State Environmental 
Planning Policy No.65 for the entire Shire to make it clear and to support Council controls 
which will adhere to the Principles of the SEPP. 

(c) Object to the Housing Mix Control - Existing Provision is Appropriate

Concern is raised that the prescription of apartment mix will limit the developers’ ability 
to respond to market demand.  The proportion of dwellings with 1, 2 and 3 bedrooms 
within a development must be determined by the market and that the approach being 
pursued does not recognise that if there is a genuine demand for a particular size of 
dwelling then the development community is then able to deliver. 

Comment 
Recent experience by Council has found that developers are opting for the developments 
that comprise a disproportionately large number of 1 bedroom apartments.  In July 2013 
a Section 96 Modification was approved by the Sydney West Joint Regional Planning 
Panel (JRPP) for an 18 storey apartment development in Carlingford.  Not a single 
apartment size within the development complied with Council’s development control plan 
and the apartment mix changed from a predominance of two (2) and three (3) bedroom 
units to a majority of small one (1) bedroom units. 

Situations like this are considered to be unacceptable and fail to deliver housing 
outcomes to meet the needs of future residents and also fail to improve the perception 
that high density living is a viable and attractive lifestyle option for families.  As part of 
the preparation of the draft controls a review was undertaken of the housing mix 



ORDINARY MEETING OF COUNCIL  9 SEPTEMBER, 2014 

PAGE 58 

provided within 800 metres of other transit centres within the Greater Sydney Region.  
Based on the outcome of this review the following controls were identified: 

No more than 25% of the dwelling yield is to comprise either studio or one 
bedroom apartments. 
No less than 10% of the dwelling yield is to comprise apartments with three or 
more bedrooms. 

The above controls are not considered to be overly strict or unreasonable as they will 
facilitate the delivery of a mix which is typical of other transit centres within the Sydney 
Metropolitan Region.  It is imperative that future high density development 
accommodates a portion of three (3) bedroom apartments to ensure that the housing 
stock within these areas cater for the needs of families.  It is also important that future 
high density developments are not over supplied with small one (1) bedroom units. 

(d) Rouse Hill Regional Centre 

The draft controls will undermine the planning platform underpinning the delivery of The 
Rouse Hill Regional Centre in terms of dwelling diversity and housing affordability as 
outlined in the original master plan.  The Rouse Hill Regional Centre has been developed 
from the outset to provide a range of innovative housing choice when complete.  The 
proposed amendments to the DCP for Rouse Hill will undermine this with a 
disproportionate bias toward 3 bedroom product.  The apartment buildings, in close 
proximity to the rail line and Bus T-Way were planned from the outset to contain 
predominantly 1 and 2 bedroom product. 

Comment 
In order to ensure that a consistent approach is provided across The Hills Shire with 
respect to apartment mix and size, Part D Section 6 – Rouse Hill Regional Centre of 
Development Control Plan 2012 was amended to remove the existing apartment size 
controls. 

The comments raised that the draft controls will undermine the planning platform 
underpinning the delivery of The Rouse Hill Regional Centre in terms of dwelling diversity 
and housing affordability as outlined in the original master plan are not supported.  The 
original master plan for the Rouse Hill Regional Centre included a number of master plan 
objectives to guide the future planning and development of the Rouse Hill Regional 
Centre.  A key objective of the master plan related to the provision of a ‘Diverse Housing 
Choice’ and was as follows: 

‘To incorporate housing forms – such as apartments, town houses, shop-top 
housing, and detached dwellings – which demonstrate a range of choice, diversity 
and affordability as an integral part of the Rouse Hill Regional Centre’.

The exhibited draft controls will ensure that the type of high density housing which is 
provided within The Hills Shire is appropriate to meet the needs of all future residents.  
The draft controls have been prepared having specific regard to Principle 9 of SEPP 65 
and will facilitate diverse housing options to improve housing affordability. 

As the draft controls seek to facilitate housing diversity, they are considered to be 
consistent with the objectives of the original master plan for the Town Centre.  It is 
noted that the existing product provided within the Rouse Hill Regional Centre has been 
three (3) and four (4) bedroom dwellings (townhouses and detached dwellings).  
However, it is still considered that that future apartment and shop top housing 
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development should be no different than other high density and mixed use areas, in that 
a diversity of housing options should be provided. 

The suggestion that the apartment buildings will contain predominantly one (1) and two 
(2) bedroom product would be an unacceptable outcome, because high density 
development within the Rouse Hill Regional Centre has efficient access to shops, public 
transport services and communal facilities.  If there will only be one (1) and two (2) 
bedroom apartments on offer then larger family households will be completely excluded 
from this location and would only be accommodated within the surrounding town houses 
and detached dwellings.  This is not supported as it would not meet the housing choice 
objectives of the master plan or Principle 9 of the SEPP. 

The control requires that no less than 10% of the dwelling yield is to comprise 
apartments with three (3) or more bedrooms.  The draft mix controls are considered to 
be reasonable and will ensure that larger family households can be accommodated 
within the higher density areas. 

It should be noted that the current apartment size controls contained within Part D 
Section 6 – Rouse Hill Regional Centre of DCP 2012 requires the size of future 
apartments to comply with the existing larger apartment sizes with a maximum of 10% 
of the total number of units permitted to have the following minimum floor areas: 

1 bedroom apartments: 65m2;
2 bedroom apartments: 90m2; and 
3 bedroom apartments: 110m2.

Accordingly, the exhibited draft controls are more lenient that than the controls which 
are currently contained within Part D Section 6 – Rouse Hill Regional Centre.  If the 
amendment is not made then the existing controls would remain.  As the draft controls 
will promote housing diversity and affordability, it is recommended that future 
development within the Rouse Hill Regional Centre be subject to the new apartment mix 
and size controls. 

(e) Application of Household Income 

The policy platform which sets apartment sizes in bands based on the household income 
of the whole Local Government Area (including those that will never contemplate living 
in an apartment) demonstrates the naivety of the approach and ignorance of the market 
drivers that contribute to supply, demand and price points for apartments and different 
housing product in the area.

Comment 
It is recognised that there are many factors which impact on housing affordability 
including apartment supply, location, design and other macroeconomic factors such as 
interest rates.  However, the approach which is being pursued is to facilitate diverse 
housing options. 

The determination on the apartment size typology was based on household income 
bands as extracted from ABS 2011 data.  The basis of this position is that Principle 9 of 
SEPP 65 requires future development to ‘address housing affordability by optimising the 
provision of economic housing choices and providing a mix of housing types to cater for 
different budgets and housing needs’.  Accordingly, the use of income brackets to 
determine the apartment size typology is considered to be more than reasonable as the 
controls require the provision of a range of apartments sizes, including 30% at the SEPP 
65 ‘affordable housing’ rates identified within SEPP 65. 
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As the Region grows there will be a greater proportion of people living within high 
density environments, including a broad range of household structures and income 
levels.  Accordingly, the apartment stock should not be tailored to solely to meet the 
demand of low income earners, lone persons and couples without children.  Whilst this 
demographic should be catered for within the future housing stock, the housing that is 
provided should meet the needs of all residents.  By making this form of housing a more 
viable option for a broader demographic, over time this form of housing will become a 
more viable option for future residents. 

(f) Lone Person Households and Households without Children 

Comments identified that over the next 20 years the Department of Planning and 
Environment projects that couples with children will drop to 49% and couple only 
households and lone person households will increase from 34% to 37% whereas only 
8.5% of dwellings are one or two bedrooms.  The increasing demand for smaller 
apartments of one and two bedrooms will not be satisfied if there are unreasonable and 
unjustified targets on the percentage of different unit types (in terms of bedrooms) in 
each development. 

The households containing a lone person or a couple without children can be 
appropriately accommodated in smaller one bedroom dwellings. 

Comment 
It is agreed that into the future there will be a higher proportion of lone person 
households and couples without children.  Accordingly, the proportion of one (1) and two 
(2) bedroom apartments will need to increase.  In recognition of this the draft controls 
seek to deliver an appropriate diversity of housing options including a mix of one (1), 
two (2) and three (3) bedroom apartments. 

The assertion that households containing a lone person or a couple without children will 
only demand small one (1) bedroom apartment is not supported as this would contribute 
nothing to the amenity of residents within these apartments.  It is considered that a 
significant portion of households within this demographic would still require additional 
internal space and/or an additional bedroom for storage of personal belongings or a 
guestroom.  Furthermore, these buildings typically have a larger life span so it is 
important that these be resilient over the long term.  Population trends will change over 
the next century so it is very important to ensure housing diversity and mix is provided. 

If State Government targets of accommodating more people within and around centres 
are to be achieved then the industry must progress toward providing a product which 
caters for a wider variety of household types.  As the proportion of high density housing 
within the Shire and the Region increases, there is going to need to be a greater shift of 
people toward high density living.  In order for this to be successful these places must 
provide a higher degree of amenity than what is currently being provided.  This extends 
beyond having a well landscaped open space area and a communal swimming pool. 

A Grattan Institute report titled ‘The Housing We’d Choose’ dated June 2011 explored 
the relationship between housing people say they want and the housing which is 
available within the existing property markets of Sydney and Melbourne.  The report 
explores the hypothesis that the housing supply which is available within the markets do 
not match the choices and trade-offs that people would make if they could.  With respect 
to apartments respondents raised a number of concerns including that apartments are 
too small with insufficient outdoor space.  There was also significant concern raised 
regarding the quality of apartment stock in terms of noise and acoustic privacy.  In 
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pursuing integrated transport and planning policy, whereby greater density is 
encouraged around transport nodes, planning controls must address and where possible 
alleviate the perceived concerns with this form of housing. 

The draft controls which have been prepared are seeking to alleviate these concerns by 
ensuring that an appropriate diversity of housing options is available.  If only small one 
(1) and two (2) bedroom apartments are provided, the stigma of high density living will 
remain and families will turn away from apartments as a viable housing option. 

(g) Car Parking 

Comments raised concern with respect to blanket car parking rates which have become 
increasingly irrelevant.  Blanket car parking rates do not effectively consider proximity to 
other transport options or housing affordability.  That is, consumers may well accept an 
apartment well serviced by public transport, within easy walking distance to shops with 
only one (1) car parking space allocated in return for a cost saving. 

Council’s DCP should set minimum car parking requirements in line with RMS guidelines 
and also permit the applicant to suggest an alternative car parking scheme supported by 
expert traffic advice. 

Comment 
Whilst not directly relevant to the apartment mix and size controls, it is recognised that 
households within and within the vicinity of major transit hubs may choose to have a 
lower car ownership rate (approximately 1 car per household) and a higher proportion of 
households with either no car or one (1) car.  The basis of this is that these areas have 
efficient access to public transport services which reflected in the rate of public transport 
patronage where approximately 40% of employed residents catch public transport to 
work.  However, this is not always the case and overall residents in The Hills Shire 
choose to own more than one car per household.  As families grow generally more cars 
are garaged at that household.  

It is noted that Council currently has a centres car parking rate which requires the 
following private car parking provision: 

1 bedroom apartments: 1 space per dwelling; 
2 bedroom apartments: 1.5 spaces per dwelling; and 
3 bedroom apartments: 2 spaces per dwelling. 

The above rate currently applies to locations within The Hills Shire which have access to 
high frequency public transport services.  However, any decision to reduce parking rates 
below the existing centres rate would need to occur as part of a broader parking policy, 
which takes into account local transport and travel behaviour, not standard parking rates 
within the RMS Guidelines which are principally tailored to suit inner city areas. 

NEXT STEPS 
Should Council resolve to adopt the draft development controls, they will come into 
effect on the date that public notice of its approval is given in a local newspaper.  The 
adoption of the draft apartment mix and size controls will support a further request to 
the Minister for Planning that The Hills Shire be exempt from Clause 30A of State 
Environmental Planning No.65.
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CONCLUSION 
The development controls will ensure that the type of high density housing which is 
provided within The Hills Shire is appropriate to meet the needs of all future residents.  
The draft controls have been prepared having specific regard to Principle 9 of State 
Environmental Planning Policy No.65 and will facilitate diverse housing options to 
improve housing affordability.  Accordingly, it is recommended that Council send a 
further request the Minister of Planning for an exemption to Clause 30A of State 
Environmental Planning Policy No 65 for the entire Shire. 

IMPACTS 
Financial 
This matter has no direct financial impact upon Council's adopted budget or forward 
estimates. 

The Hills Future - Community Strategic Plan
Council’s Community Strategic Direction identifies the community’s vision for the Shire 
and outlines how Council will align its delivery of services and facilities to support this 
vision.  Council’s vision is for ‘proactive leadership creating vibrant communities, 
balancing urban growth, protecting our environment and building a modern local 
economy’.  The proposal is consistent with the following outcomes: 

Balanced Urban Growth – Safe, convenient and accessible transport options that 
enable movement through and within our Shire; and 
Balanced Urban Growth – Responsible planning facilitates a desirable living 
environment and meets growth targets. 

RECOMMENDATION 

1. The Draft The Hills Development Control Plan 2012 (Part B Section 5 – Residential 
Flat Buildings, Part D Section 6 – Rouse Hill Regional Centre, Part D Section 8 – 
Norwest Residential Precinct, Part D Section 12 – Carlingford Precinct, Part D Section 
14 – Target Site Corner Windsor Road and Seven Hills Road, Baulkham Hills) be 
adopted and public notice be given in a local newspaper. 

2. Council write to the Minister of Planning requesting that the entire Shire be exempt 
from Clause 30A of State Environmental Planning Policy 65 – Design Quality of 
Residential Flat Development. 

ATTACHMENTS 
1. Summary of Submissions (14 Pages); 
2. Draft The Hills Development Control Plan 2012 (Part B Section 5 – Residential Flat 

Buildings) (30 pages); 
3. Draft The Hills Development Control Plan 2012 (Part D Section 6 – Rouse Hill 

Regional Centre) (77 Pages); 
4. Draft The Hills Development Control Plan 2012 (Part D Section 8 – Norwest 

Residential Precinct) (38 Pages); 
5. Draft The Hills Development Control Plan 2012 (Part D Section 12 – Carlingford 

Precinct) (59 pages); and 
6. Draft The Hills Development Control Plan 2012 (Part D Section 14 – Target Site 

Corner Windsor Road and Seven Hills Road, Baulkham Hills) (37 Pages). 
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Summary of Public Submissions

No. 1
Issues raised

1. The submission comments that local
development controls should not be more
onerous than State Government Policy.

The submission continues by commenting that
amenity is not simply a function of apartment
size, it is dependent on the design, orientation,
and location of the apartment development.
Insisting on overly generous apartment sizes
will potentially force the developer to cut costs
in other areas in the interest of providing a
product that can be afforded by the local
market. If the developer is unable to find
savings, then the development proposal
becomes unfeasible and simply does not occur.

The submission continues by raising concern
about the minimum apartment sizes,
particularly that they should exceed the rules of
thumb contained within the Residential Flat
Design Code.

Planning Comments:
Matters relating to housing affordability are discussed in 
Section 2(a) of the Council Report.

2. The author comments that the controls are
unenforceable and should be abandoned. The
basis of this position is that the draft controls
are inconsistent with Clause 30A which
identifies that a consent authority must not
refuse consent to a development application for
the carrying out of residential flat development
on the ground of apartment area if the
proposed area for each apartment is equal to,
or greater than, the recommended internal area
and external area for the relevant apartment
type set out in Part 3 of the Residential Flat
Design Code.

Planning Comments:
Matters relating to the application of Clause 30A of SEPP 
65 are discussed in Section 2(b) of the Council Report.

3. The author raises concern that the prescription
of apartment mix as this will limit the
developers ability to respond to market
demand.

The proportion of dwellings with 1, 2 and 3
bedrooms within a development must be
determined by the market, not Council
regulation that demonstrates little or no
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understanding of market forces. This approach 
does not recognise that if there is a genuine 
demand for a particular size of dwelling that the 
development community is then able to deliver.

The Residential Flat Design Code acknowledges 
that there is a need to consider the fact that 
dwelling variety may not always be possible and 
that apartment mix must be refined by 
considering population trends in the future as 
well as present market demands.

Planning Comments:
Matters relating to the housing mix control are discussed 
in Section 2(c) of the Council Report.

4. The author comments that we move to more 
urban living the reliance on blanket car parking 
rates becomes increasingly irrelevant. Blanket 
car parking rates do not effectively consider 
proximity to other transport options or housing 
affordability. That is, consumers may well 
accept an apartment well serviced by public 
transport, within easy walking distance to shops 
with only one (1) car parking space allocated in 
return for a cost saving.

Furthermore, excessive car parking 
requirements are not consistent with 
government policy that seeks to encourage 
higher density development in accessible 
locations, expressly to reduce the reliance on 
the private motor vehicle.

Council’s DCP should set minimum car parking 
requirements in line with RMS guidelines and 
also permit the applicant to suggest an 
alternative car parking scheme supported by 
expert traffic advice.

Planning Comments:
Matters relating to car parking are discussed in Section 
2(g) of the Council Report.

5. In this regard, the most recent population data 
says that in the next twenty years our 
population will grow by 1.6 million people and 
that we will need to provide 664,000 more 
houses in Metropolitan Sydney.

Council should be showing leadership by 
ensuring that its planning controls actually 
assist in meeting housing targets set in the 
Metropolitan Strategy.

Given that approximately 28 per cent of all 
private dwellings are now apartments with 
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terraces and townhouses making up 
approximately an additional 13 per cent of 
housing stock, there must be a recognition that 
the market is seeking out apartment and 
medium density housing within suburbs that 
provide good access and amenity.

Planning Comments:
The draft Metropolitan Strategy for Sydney, exhibited 
between March and May 2013, projects that 1.3 million 
more people will be living in Sydney by 2031.  This 
growth would require the delivery of approximately 
545,000 new homes and 625,000 new jobs right 
across the metropolitan area.  A key aspect of the draft 
Strategy is that it was prepared having regard to the 
major infrastructure priorities contained within the
State Government’s Long-Term Transport Master Plan 
and State Infrastructure Strategy.

The draft Strategy identifies that approximately 15 per 
cent (or about 30,000 hectares) of the current 
Metropolitan Urban Area is undeveloped land yet to 
reach its full potential.  This could provide capacity for 
over 200,000 additional dwellings which equates to 
approximately 36% of the housing target to 2031.  
Despite a significant amount of land being rezoned in 
greenfield areas, the delivery of new homes remains 
low.  In order to ensure that there is sufficient housing 
stock to meet the demand of the future population, a 
‘balanced growth’ approach is being pursued which 
combines both land release on the city’s fringe and 
higher density development around strategic centres. 

The Hills Shire is proposed to be located within the 
‘West Central and North West Subregion’, along with 
the Auburn, Blacktown, Holroyd and Parramatta Local 
Government Areas (LGAs).  The subregion has been 
allocated a housing target of 148,000 by 2031.  

Council has maintained a planned and deliberate 
approach to managing urban growth within the Shire.  
This includes the identification of high density areas 
within precincts that show capacity to accommodate 
further growth, with the result being increased 
population around town centres and major transport 
nodes.

Council was committed to accommodating its fair share 
of Sydney’s expected 1.6 million additional people by 
2031. Council accepts that Sydney is growing and 
recognises that the North-West is one of the major 
growth centres. 

Action No action required.

No. 2
Issues raised
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1. The author comments that the proposed 
amendments will undermine the planning 
platform underpinning the delivery of The Rouse 
Hill Regional Centre in terms of dwelling 
diversity and housing affordability as outlined in 
the original master plan.

The approach to achieving the housing diversity 
and affordability benchmarks in the Rouse Hill 
Regional Centre has relied on providing a mix of 
dwelling types. To date the focus has been on 
the release of land lots (where owners typically 
build 3 and 4 bedroom houses) and multi 
dwelling housing, which are all 2 storey 3 
bedroom product, with dwelling sizes ranging 
from 150m2 to 200m2 for detached product 
and 130m2 to 150m2 for attached product. 

To date, 100% of product in the Rouse Hill 
Regional Centre has been 3 and 4 bedroom. 
Consequently, the number of 3 bedroom 
product for future dwellings in apartment 
buildings has purposely been reduced to cater 
only for a selected market segment (families 
wanting to live in proximity to a town centre 
environment with superior access to transport 
requiring a reduced amount of parking).

Council should acknowledge that the Rouse Hill 
Regional Centre has been developed from the 
outset to provide a range of innovative housing 
choice when complete. The proposed 
amendments to the DCP for Rouse Hill will 
undermine this with a disproportionate bias 
toward 3 bedroom product. The apartment 
buildings in close proximity to the rail line and 
Bus T-Way was planned from the outset to 
contain predominantly 1 and 2 bedroom 
product.

Planning Comments:
Matters relating to the application of the apartment mix 
and size controls to the Rouse Hill Regional Centre are 
discussed in Section 2(d) of the Council Report.

2. The additional costs developers will be forced to 
spend on the larger apartments will mean 
similar end retail prices for both town houses 
and larger 3 bedroom apartments, stalling the 3 
bedroom apartment market. This amendment 
has the potential to undermine the viability of 
most apartment buildings in The Hills Shire. 
This has already been highlighted as a risk by 
builders looking at apartment sites in the Rouse 
Hill Regional Centre.

The amendments will increase construction 
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costs and dwelling prices which directly and 
adversely impact on housing affordability.

Planning Comments:
Matters relating to housing affordability are discussed in 
Section 2(a) of the Council Report.

3. The proposed amendments are specifically 
contrary to the provisions of the Environmental 
Planning and Assessment Act and State 
Environmental Planning Policy (SEPP) No 65 – 
Design Quality of Residential Flat Development.

Clause 30A was inserted into SEPP No 65 in 
2008 in response, and to ensure, inappropriate 
standards were not being imposed by Council 
that would undermine affordability. 

The drafting of Clause 30A of SEPP No 65 is 
clear. It does not permit the consent authority 
to refuse an application if the apartment sizes 
comply with Part 3 of RDFC. Any DCP provision 
proposed by Council to require apartment sizes 
above these or to arbitrarily set a mix of 
apartment sizes, cannot be lawfully applied in 
the assessment process.

SEPP No 65 is an environmental planning 
instrument that applies to the State and the 
provisions proposed to be incorporated in to the 
Development Control Plan are inconsistent and 
incompatible with the provisions of the SEPP 
and can have no effect in relation to the 
assessment of an application. Indeed the 
proposed amendments to the DCP in respect to 
apartment sizes are the very reason why Clause 
30A was inserted in SEPP No 65.

Planning Comments:
Matters relating to the application of Clause 30A of SEPP 
65 are discussed in Section 2(b) of the Council Report.

4. There is no quantifiable need for the proposed 
amendments, the analysis in the Council report 
does not support the Council hypothesis that 
there is not a good range of apartment 
dwellings being delivered by the industry or that 
Principle 9 of the Residential Flat Design Code is 
not being achieved.

The author has carried out the same analysis of 
residential flat buildings approved in the Hills 
Shire between May 2011 and March 2014. This 
analysis found that of the 1,517 dwellings 
approved, 34% were one bedroom (ranging 
from 53m2 to 115m2), 56% were two 
bedrooms (ranging from 73.6m2 to 129m2) and 
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10% were three bedroom (ranging between 
94m2 and 183m2). This hardly supports the 
hypothesis of the Council report that developers 
are not providing housing choice for the market, 
nor the specific amendment proposed for the 
DCP.

Planning Comments:
Matters relating to the housing mix control are discussed 
in Section 2(c) of the Council Report.

5. The policy platform to set apartment sizes in 
bands based on the household income of the 
whole Local Government Area (including those
that will never contemplate living in an 
apartment) demonstrates the naivety of the 
approach and ignorance of the market drivers 
that contribute to supply, demand and price 
points for apartments and different housing 
product in the area.

Planning Comments:
Matters relating to the use of household income to 
determine apartment size typology are discussed in 
Section 2(e) of the Council Report.

6. The author comments that there are clear 
trends occurring to the residents of The Hills 
that do not support Council’s policy 
amendments to the DCP. Comparison of the last 
sets of census data (2006 and 2011) show that 
households without children now represent over 
37.4% of all households in The Hills Shire, with 
lone person households representing nearly 
12% of this category. Most of these households 
can be appropriately accommodated in smaller 
one bedroom dwellings.

Planning Comments:
Matters relating to catering for lone person households 
and households without children are discussed in Section 
2(f) of the Council Report.

7. The author comments that a planning authority 
should not assume it knows the market and 
cast controls which force developers to deliver a 
larger product to meet a perceived demand at 
an affordable price. The residential market place 
is dynamic, and influenced by a number of 
factors. Planning controls should never be set to 
force delivery of product based on a Council’s
assessment of the market, which can change
dramatically and relatively quickly, leaving 
developers with product which is poorly priced 
and difficult to sell to the detriment of the 
viability of the project.
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There is no evidence to demonstrate that the 
Council’s larger apartment sizes have a design 
intent that can bring better apartment living 
and design. In fact it will have the effect of 
reducing the mix of apartment sizes as 
developers will be forced to produce all 
dwellings at Council’s manipulated minimum 
apartment size in each dwelling type to offer an 
affordable product.

Planning Comments:
The draft controls are not mandating larger 
apartments. Rather they seek to ensure the delivery of 
housing diversity. The controls were prepared having 
specific regard to Principle 9 of SEPP 65 and will 
facilitate diverse housing options to improve housing 
affordability. The controls require the provision of a 
mix of 1, 2 and 3 bedroom apartments and the 
provision of a range of apartments sizes, including 
30% at the SEPP 65 ‘affordable housing’ rates 
identified within SEPP 65.

Action No action required.

No. 3
Issues raised

1. State Government has not mandated smaller 
apartments. The Residential Flat Design Code 
(RFDC) and the SEPP Affordable Rental Housing 
(SEPP) seek to encourage affordability by 
suggesting rules of thumb on apartment size in 
the case of the RFDC and a size minimum that 
cannot be used as grounds for refusal of an 
application in the case of the SEPP. These 
smaller apartments are not mandated as is 
proposed by Council but rather are guidelines 
that can be varied.

Planning Comments:
Matters relating to the application of Clause 30A of SEPP 
65 are discussed in Section 2(b) of the Council Report.

2. Comment that apartment size is closely related 
to apartment cost and, consequently, any 
mandated increase in size will detrimentally 
affect housing affordability. A restricted supply 
of affordable dwellings would increase 
competition for these dwellings and force out 
those least able to complete who are likely to be 
those who would benefit from the more 
accessible locations of apartments.

The author continues by stating that the 
minimum apartment sizes for 1, 2 and 3 
bedroom apartments set out by the draft DCP 
amendments, which respectively are 75sqm, 
110sqm and 135sqm, are actually 50-57% 
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higher than those specified by the State 
Government.

The price penalty associated with provision of 
over-size apartments to a market segment 
which can buy the same product, albeit with a 
lower floor area, in an alternate location. In 
other words, rather than buy an over-size 
apartment at Rouse Hill, both first home buyers 
and mature down sizers can buy a product with 
the same number of bedrooms in an alternative 
location such as Epping, Macquarie Park or 
Eastwood.

Such an outcome, results in existing Shire 
residents being penalised and potentially 
moving out of the area and away from their 
established family, friends and social networks.

Planning Comments:
Matters relating to housing affordability are discussed in 
Section 2(a) of the Council Report.

3. Council’s justification for a range of apartment 
sizes is based on the range of incomes. 
However there is no basis provided for this 
justification. Rather than buy a larger 
apartment, a purchaser may be more inclined to 
purchase a better designed apartment or one 
with higher quality fittings or in a better 
location. Further dwelling mix should be 
considered across the full range of dwelling 
types and not specific types.

It is commonly accepted that design of the 
apartment internally and externally is important 
to a sense of space. ”Good architecture in 75 
square metres feels a lot bigger than poor 
architecture in 85 square metres.

In relation to apartment mix, a minimum 
apartment mix restricts a developer’s ability to 
respond to changing market needs and 
preferences. Housing diversity and choice 
should be viewed over the whole housing 
market which, at this point in time in The Hills 
Shire, is heavily skewed to dwelling houses of a 
size mismatched with household structure. 
Apartments provide the opportunity to address 
that mismatch.

Planning Comments:
Matters relating to the housing mix control are discussed 
in Section 2(c) of the Council Report.

4. Over the next 20 years the Department of 
Planning and Environment projects that couples 
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with children will drop to 49% and couple only 
households and lone person households will 
increase from 34% to 37% whereas only 8.5% 
of dwellings are one or two bedrooms.

The increasing demand for smaller apartments 
of (1) one and two (2) bedrooms will not be 
satisfied if there are unreasonable and 
unjustified targets on the percentage of 
different unit types (in terms of bedrooms) in 
each development.

Planning Comments:
Matters relating to catering for lone person households 
and households without children are discussed in Section 
2(f) of the Council Report.

5. The RFDC suggests a number of guidelines for 
apartment design involving a number of factors. 
This results in improved design for apartment 
buildings.

These controls work together. In this context, it 
is not considered appropriate to “cherry pick” 
apartment size as unacceptable and retain the 
commitment to comply with the other controls. 
To achieve an acceptable internal spatial quality 
of an apartment size is not the most important 
factor. Poor layout and circulation space adds to 
size, but may not necessarily add to internal 
amenity. Indeed Clause 30A of SEPP No 65 
prevents refusal of an application on grounds of 
apartment size if the RFDC sizes are met.

The minimum sizes for affordable apartments in 
the RDFC should be designated as the minimum 
for all apartments in The Hills Shire. Any further 
size or dimensions should be determined by the 
market place and the skill of a registered 
architect.

Planning Comments:
Matters relating to the application of Clause 30A of SEPP
65 are discussed in Section 2(f) of the Council Report.

Action No action required.

No. 4
Issues raised

1. The submitter commends Council in undertaking 
a review of the apartment mix and sizes across 
the local government area, as the current 
controls are not aligned with best practice as 
outlined in the Residential Flat.

Planning Comments:
The submitter’s comment is noted. 
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2. The draft controls are not practical and it is 
recommended that Council adopt the apartment 
sizes identified in the Residential Flat Design 
Code without a restrictive proportion overlay.
The application of the proposed apartment size 
controls for a single apartment building being 
30% “Type 1 affordable”, 30% “Type 2 mid-
point” and the remainder “Type 3 Hills DCP 
2012” proposal presents difficulties when 
designing and constructing apartment buildings 
that provide good amenity and that are cost 
effective to both the builder and purchaser.

Planning Comments:
Matters relating to housing affordability are discussed in 
Section 2(a) of the Council Report.

3. There are no compelling design, amenity, 
market demand or affordability reasons to 
introduce further controls, different to what is 
identified in the Residential Flat Design Code.

Planning Comments:
Whilst larger apartments could be constructed, this is 
not occurring as developers have generally been opting 
for smaller apartments to increase dwelling yield and 
profit margins. To avoid any perceived non-compliance 
with Principle 9 of the SEPP, the justification being 
used is that the sizes are consistent with the ‘Rule of 
Thumb’ affordable housing apartment sizes. 

Whilst the affordability argument is continually used to 
justify smaller apartments and the imposition Clause 
30A, as outlined within the body of this report, there is 
no evidence to suggest that that cost savings are 
passed on the future home buyers through reduced 
unit prices.  In this regard Clause 30A has failed to the 
detriment of housing affordability and the amenity of 
future residents within high density development.

Recent experience by Council has found that 
developers rely upon the “rule of thumb” apartment 
sizes and ignore the site specific apartment size 
controls established within Council’s Development 
Control Plan. This approach is considered to be in 
direct conflict with Principle 9 of SEPP 65. 

The draft controls are considered to be consistent with 
Principle 9 of SEPP 65 as they will provide a diverse 
range of apartment types and will contribute toward 
housing affordability.  The Residential Flat Design 
Guide recommends that if council chooses to 
standardise apartment sizes, a range of sizes that do 
not exclude affordable housing should be used.  The 
recommended apartment size controls are consistent 
with this recommendation as it permits up to 30% of 
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the apartments at the rate recommended by the 
Affordable Housing Service, within the Residential Flat 
Design Code.

4. No objection is raised to the proposed mix 
controls for residential flat buildings. However, 
it is recommended that the DCP introduce 
wording that would provide the opportunity for 
the mix to be varied where there is appropriate 
social, economic or market justification.

Planning Comments:
Any variation to the proposed apartment mix and size 
controls during the development assessment process 
would need to address the objectives for the control as 
identified within the development control plan. No 
additional wording is considered to be necessary. 

Action No action required.

No. 5
Issues raised

1. The rising cost of housing is impacting on those 
who wish to purchase and also those who wish 
to rent homes. Regardless of whether you’re 
purchasing or renting, housing costs are 
growing in Sydney, and according to Housing 
NSW’s Rent and Sales Report for the second 
quarter of 2014, The Hills Shire region recorded 
considerable increases in both the rent and 
purchase prices of units. In fact, The Hills Shire 
region recorded the largest increase in rent for 
two bedroom apartments than any other 
Council area in NSW, at 14% for the quarter. 
Purchase prices for strata properties also 
jumped in the year to March 2014, recording an 
11.7% increase. This is a strong indication that 
the supply of housing, particularly apartments, 
is not meeting demand.

The size and type of apartments constructed 
often reflects what developers observe there is 
demand for in the current market. Smaller, 
more affordable, quality apartments are what is 
highly sought after at present and the majority 
of developments reflect this. It is not simply a 
case of fitting in as many apartments as 
possible for greater revenue.

The submitter also comments that by insisting 
on overly generous apartment sizes will 
potentially force developers to cut costs in other 
areas in the interest of providing a product that 
can be afforded by the local market. This means 
quality will be compromised as developers seek 
to reduce costs, for example by seeking cheaper 
materials, such as more basic fittings, fixtures 
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and finishes. Greater construction costs on 
larger apartments also mean there is less 
capital left over for investment in common 
areas, open spaces and other residential 
amenities residents of apartments enjoy, such 
as swimming pools and gymnasiums.

Planning Comments:
Matters relating to housing affordability are discussed in 
Section 2(a) of the Council Report.

2. The submitter comments that Clause 30A of the 
SEPP would render Council’s proposed controls 
unenforceable, as stated in the Council Report, 
most developers choose to abide by the SEPP 
Controls rather than Council’s controls, as it is a 
better reflection of what the market demands. 
It is understood Council will pursue contacting 
the Minister for Planning in order to exclude the 
Hills Shire from section 30A of the SEPP. 

Other Councils that have imposed their own 
DCP apartment size controls have been 
unsuccessful in gaining exclusion from this 
clause, which begs the question if The Hills 
Shire Council will even be successful on 
changing this part of the SEPP.

Planning Comments:
Matters relating to the application of Clause 30A are 
discussed in Section 2(b) of the Council Report.

3. There are many examples of residential flat 
developments in accessible locations, such as 
close to the Castle Hill and Baulkham Hills town 
centres, that are much sought after with 
apartment sizes less than those required by 
Council. This is a reflection of the demand in the 
area for good value apartments, compromising 
on size for affordability. Under current controls, 
in an area where the location is less attractive, 
larger apartment sizes may be offered by 
developers to entice buyers, offering better 
value for money and more space as a trade-off 
for a location that is less central.

Planning Comments:
Owners are buying the smaller apartments because 
that it what is being offered by developers. The sale of 
an apartment does not necessarily indicate that the 
apartment has an appropriate level of amenity, nor 
does it prove that the apartments are meeting the 
needs of the residents living within them. The draft 
controls have been prepared as it is considered that 
the market fails to take into account the amenity of 
future residents with respect to apartment mix and 
size.
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4. Developments of over 30 apartments face 
stringent controls on the mix of apartments 
allowed, with developers having to abide by 
several apartment size categories and their 
respective maximum distribution amounts. This 
just adds inflexibility and confusion to the 
planning process.

Planning Comments:
This comment is not supported. The typology provides 
greater flexibility for development proposing 30 or 
more units. The rationale for this is that larger 
development sites, containing 30 or more apartments, 
generally have capacity to provide high quality 
communal facilities on-site to off-set any potential 
amenity impact resulting from smaller apartment sizes.  
Sites containing less than 30 apartments generally do 
not have the capacity to provide such facilities and for 
this reason the apartment size requirements should 
remain to ensure that the amenity of future residents 
is not negatively impacted.
  

5. The proportion of 1, 2 and 3 bedroom 
apartments within a development must be 
determined by the market, not Council 
regulations that demonstrate little or no 
understanding of market forces. This approach 
does not recognise that if there is a genuine 
demand for a particular size of dwelling, then 
the development industry will deliver the 
product.

Planning Comments:
Matters relating to the apartment mix control are 
discussed in Section 2(c) of the Council Report.

Action No action required.

No. 6
Issues raised

1. Apartment mix should not be determined by 
planning controls, but rather through market 
demand. Prescriptive planning controls on unit 
mix as proposed will limit the ability for 
flexibility to provide the appropriate housing 
mix to cater for demand in a local context. 

Planning Comments:
Matters relating to the apartment mix control are 
discussed in Section 2(c) of the Council Report.

2. The draft apartment size controls will increase 
the average apartment size by 20%. This is a 
direct contradiction to the objective of housing 
affordability. Differing housing types and for 
different budgets are already catered for in 
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wider Hills Shire. Placing additional planning 
controls restricting new development of 
apartments near transport will not change 
housing diversity, it will only increase the cost 
of development. 

Planning Comments:
Matters relating to housing affordability are discussed in 
Section 2(a) of the Council Report.

3. Developments within 800 metres of the new 
North West Rail Link Stations should be 
encouraged to provide less car parking. Less car 
parking will lessen the traffic impact of 
proposed apartment development around 
stations and will encourage apartment dwellers 
to use public transport. 

Planning Comments:
Matters relating to car parking are discussed in Section 
2(g) of the Council Report.

Action No action required.
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Part B Section 5 Residential Flat Buildings 

1. INTRODUCTION

This Section of the DCP must be read in conjunction 
with Part A – Introduction of this DCP.

1.1. LAND TO WHICH THIS SECTION OF 
THE PLAN APPLIES

This Section of the DCP applies to land where, 
under the provisions of The Hills Local 
Environmental Plan (LEP) 2012, residential flat
buildings are a permissible use.

1.2. STATE ENVIRONMENTAL 
PLANNING POLICY NO. 65 (SEPP 
65) – DESIGN QUALITY OF 
RESIDENTIAL FLAT 
DEVELOPMENT

Refer to State Environmental Planning Policy No. 
65.  

2. AIMS AND OBJECTIVES OF 
THIS SECTION OF THE DCP

OBJECTIVES

Council’s objectives for residential flat building 
development are:

(i) Encourage a high standard of aesthetically 
pleasing and functional residential flat building 
developments that sympathetically relate to 
adjoining and nearby developments.

(ii) Ensure that development will not detrimentally 
affect the environment of any adjoining lands 
and ensure that satisfactory measures are 
incorporated to ameliorate any impacts arising
from the proposed development.

(iii) Encourage innovative and imaginative designs 
with particular emphasis on the integration of 
buildings and landscaped areas that add to the
character of the neighbourhood.

(iv) Provide high levels of amenity and safety for 
future residents of any residential flat building 
development.

(v) To ensure that residential flat building
developments incorporate the principles of 
Ecologically Sustainable Development.

3. OBJECTIVES AND 
DEVELOPMENT CONTROLS

Objectives and development controls for residential 
flat buildings are set out in the following sections.

In addition to the polices, guidelines and documents 
specified in section 1.4 of Part A - Introduction, this 
Residential Flat Building Section is to be read in 
conjunction with other relevant Sections including:

Part C Section 1 – Parking
Part C Section 2  – Signage
Part C Section 3 – Landscaping
Part C Section 4 – Heritage
Part C Section 6 – Flood Controlled Land

A checklist identifying the development controls is 
provided as a summary in Appendix A – 
Development Control Calculations/Compliance 
Sheet within this section.

3.1. SITE REQUIREMENTS

OBJECTIVES

(i) To ensure development sites have sufficient 
areas to provide adequate access, parking, 
landscaping and building separation.

(ii) To provide for the orderly development of 
residential land through the consolidation of lots.

(iii)To ensure development on a particular site has 
due regard to adjoining developments in 
accordance with Council’s ESD objective 7.

DEVELOPMENT CONTROLS

(a) The minimum road frontage requirement is 30
metres. 

(b)  Development sites shall not be accessed via a
right of way and/or access handle. Access 
driveways should be centrally located within any 
proposed residential flat building development 
site.

(c) A residential flat building development shall not 
isolate adjoining lots so that they are incapable 
of multi dwelling housing development, meaning 
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there will be insufficient area to meet the 
minimum site area requirement in Clause 4.1A 
Minimum lot sizes for dual occupancy, multi 
dwelling housing and residential flat buildings of 
the LEP 2012.  

SUBMISSION REQUIREMENTS 

Site plan
Location and general description of any 
adjoining developments.

3.2. SITE ANALYSIS

OBJECTIVES

(i) To encourage a comprehensive approach to 
site planning, design and assessment of 
development.

(ii) To facilitate assessment of how future buildings 
relate to their immediate surroundings and each 
other.

(iii) To facilitate development of a design that 
minimises the negative impacts on the amenity 
of adjoining commercial or residential 
development in accordance with Council’s ESD 
objective 7.

(iv) To ensure development is compatible with land 
capability.

(v) To ensure during consideration of the site 
layout and design, that disturbance to the 
natural environment is minimised in accordance 
with Council’s ESD objective 4.

DEVELOPMENT CONTROLS

(a) Development is to be designed to respect site 
constraints such as topography, drainage, soil 
landscapes, flora, fauna and bushfire hazard.

(b) Development on land adjoining bushland 
reserves should incorporate measures (such as 
setbacks and buffers) to prevent any impact on 
the reserves.

(c) Development is to be sited so as to minimise 
the impact of the development on the amenity 
of adjoining residences while recognising the 
character of the area.

(d) Siting of development is to take into account 
solar passive design principles. 

SUBMISSION REQUIREMENTS

Site Analysis. An example of a site analysis 
diagram is shown in Figure.1. The site analysis 
provided at pre-lodgement stage must include 
an Isometric Drawing as shown in Figure 2.

Figure 1 Site Analysis
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Figure 2 Isometric Drawing

Isometric Drawing
An isometric drawing must be drawn to the same 
scale as the Site Plan and Site Analysis (1:500 or 
1:1000), and include the following:
- Contours clearly marked – natural and man-

made differentiated;
- Street patterns clearly identified;
- Proposed common areas;
- Proposed main entrances/exits; and
- Proposed landscaped treatments/features.

3.3. SETBACKS – BUILDING ZONES

OBJECTIVES

(i) To provide setbacks that complement the setting 
and contributes to the streetscape and character 
of the street while allowing flexibility in siting of 
buildings. 

(ii) To ensure that the space in front of the building 
is sufficient to permit landscaping that will 
complement the building form and enhance the 
landscape character of the street.

(iii) Side and rear setbacks are to be proportioned to 
the slope of the site having regard to the height 
and relationship of the buildings on adjoining 
properties.

(iv) The setbacks of proposed buildings are to 
minimise any adverse impacts such as 
overshadowing and privacy on adjacent and 
adjoining properties.

(v) To ensure placement of buildings takes into 
account the retention and protection of existing 
trees.

Building Zone

The Building Zone identifies the area where buildings 
may be erected. No building or works (other than 
landscaping, driveway, drainage works, post boxes, 
pergolas and barbecues) will be permitted outside the 
building zone. This includes any work on basement 
parking areas.

The identification of a Building Zone as part of the 
Site Analysis process identifies the setbacks for any 
particular site. The process for identifying the 
setbacks is provided below.

1. Building Zone Requirement No 1 - Setbacks 
to Protect Trees

Setbacks are to be established so that any trees 
located within 10 metres of the front boundary, 8
metres of the rear boundary and 6 metres of any side 
boundary can be retained.

DEVELOPMENT CONTROLS

(a) Where trees are identified in the site analysis 
and are located within the 10 metre front 
setback, 8 metre rear setback and 6 metre side 
setback, the Building Zone boundaries will be 
set so that all buildings are 5 metres from the 
trees or clear of the drip line of the trees (Figure 
3) whichever is the greater distance. The 
distance must be measured from the outside of 
the tree trunk at ground level. 
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Figure 3 Building Zone Boundaries

2. Building Zone Requirement No 2 – Building 
Alignment 

The setbacks outlined in Table 1 apply to residential 
flat building sites. Figures 4 and 5 provide a 
demonstration of how these may be applied.

DEVELOPMENT CONTROLS

(a) Except where a greater setback is required to 
satisfy Building Zone Consideration No 1 -
Setbacks to Protect Trees, the setbacks shall be 
in accordance with Table 1.

Table 1 Setbacks

Front (one street frontage) 10 metres

Front (two street frontages)

Primary Frontage

Secondary Frontage

10 metres

6 metres

Side 6 metres

Rear 8 metres

(b) Additional setback will be applied to sloping sites 
as calculated below:

(c) Building closer to the side boundary may be 
permissible, subject to ensuring there is no 
unreasonable adverse impact on the privacy or 
solar access of adjoining properties.

(d) No balcony shall protrude into the setback area.
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Figure 4 Ground Floor Building Zone Setbacks – One Street Frontage

Figure 5 Building Zone Setbacks – Corner Site
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3.4. BUILDING HEIGHTS

OBJECTIVES

(i) To ensure that buildings reflect the existing 
landform of the neighbourhood, including 
ridgelines and drainage depressions.

(ii) To protect privacy and amenity of surrounding 
allotments and residential development in 
accordance with Council’s ESD objective 7.

(iii) To minimise overshadowing of adjoining 
properties.

DEVELOPMENT CONTROLS

(a) Developments on sloping sites are to be stepped 
so that the ground floor does not exceed one 
metre above natural ground level immediately 
below any point on the ground floor. 

(b) The floor level of any residential room must be 
no lower than one metre below natural ground 
level.

(c) No building shall contain more than 4 storeys 
above natural ground level.

SUBMISSION REQUIREMENTS

Shadow diagrams 

3.5. BUILDING SEPARATION AND 
TREATMENT

OBJECTIVES

(i) To ensure privacy within buildings.

(ii) To avoid overlooking of living spaces and private 
open space.

(iii) To minimise the visual impact of residential flat 
building developments by minimising the bulk 
and scale of residential flat buildings and 
promoting suitable landscaping between 
buildings.

DEVELOPMENT CONTROLS

(a) The minimum separation between buildings is 
12 metres. 

(b) The space between buildings must be capable 
of extensive landscaping utilising deep rooted 
planting. In cases where underground parking 

limits the soil depth, landscape beds/tubs to 
provide additional soil depth, must be provided. 
Larger trees /shrubs must be integrated into the 
landscape design to ensure suitable planting is 
achievable between buildings.

3.6. LANDSCAPE AREA

OBJECTIVES

(i) To provide a satisfactory relationship between 
buildings, landscaping areas and adjoining 
developments.

(ii) To minimise stormwater runoff and provide the 
opportunity for on-site groundwater recharge in 
accordance with Council’s ESD objective 3.

(iii) To ensure a high standard of environmental 
quality of residential flat building developments 
and the overall visual amenity and character of 
the neighbourhood.

(iv) To ensure that landscaped areas can be 
efficiently maintained.

(v) To ensure that existing trees are given every 
opportunity to be incorporated into the final 
design. 

(vi) To ensure a satisfactory relationship between 
buildings and open spaces.

(vii) To ensure that vegetation removed as a part of 
the land development process is replaced by 
suitable indigenous species in accordance with 
Council’s ESD objective 4.

(viii) To avoid the creation of drainage and runoff 
problems though minimising the amount of 
impervious area.

(ix) To minimise bulk and scale of the 
development.

DEVELOPMENT CONTROLS

(a) The landscape area shall be a minimum of 50% 
of the area of the site.

Such areas shall exclude building and driveway 
areas.  Terraces and patios within one metre of 
natural ground level will be included in 
landscape area, including common open space 
above basement car park provided the area is 
grassed and suitably landscaped.

(b) Landscaped areas must have minimum 
dimensions of 2 metres.  Areas less than 2 
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metres in width will be excluded from the 
landscape area calculation.

(c) Existing trees and vegetation should be 
preserved especially those in the front setback. 
The existing tree canopy should be retained and 
enhanced wherever possible.

(d) All setbacks and any above ground car parking 
areas are to be landscaped and maintained to a 
high standard.

(e) Landscaping is to be provided in accordance 
with the provisions set out in Part C Section 3 - 
Landscaping of this DCP. 

(f) Landscape treatments are to harmonise with 
building designs. They should reflect the scale of 
the building and should consist of trees, shrubs, 
groundcovers and grass. 

(g) Native species are to be used to maintain a 
strong natural theme for the neighbourhood and 
owing to their low maintenance characteristics, 
relative fast growth, aesthetic appeal and 
suitability to the natural habitat.

(h) The landscape design should take into 
consideration the safety of residents and permit 
natural surveillance of common areas and
pathways.

SUBMISSION REQUIREMENTS

Landscape Plan

3.7. BUILDING LENGTH

OBJECTIVES

(i) To reduce the visual bulk and scale of residential 
flat building developments.

(ii) To ensure that developments will enhance and 
contribute to the streetscape and desired 
character of the future and existing 
neighbourhood.

DEVELOPMENT CONTROL

(a) The maximum linear length of any residential flat 
building is to be 50 metres. 

3.8. BUILDING DESIGN AND 
STREETSCAPE

OBJECTIVES

(i) To ensure residential flat building development 
of a high standard based on appropriate building 
design and attention to detail, which integrates 
suitably into the existing or future urban 
environment.

(ii) To achieve residential flat building developments 
that is of a high standard of design and 
construction in terms of both internal and 
external appearance.

(iii) To ensure that developments are aesthetically 
pleasing, encourage creativity and diversity in 
design, incorporating architectural relief and 
modulation of facades to avoid a bulky or 
monotonous appearance.

(iv) To ensure the appearance of residential flat
building developments enhance the streetscape, 
complement adjoining and surrounding 
development in terms of scale and character.

DEVELOPMENT CONTROLS

(a) Applicants must refer to Council’s “Multi-Unit 
Housing: Urban Design Guidelines, 2002” which 
have been adopted by Council as a guide for the 
design of residential flat building development.

(b) Designs must be in harmony in terms of form, 
mass, colour and structure with the existing and 
likely future development in the street.

(c) The siting and design should seek to ensure a 
clear definition of the street edge and reinforce 
street corners. Building lines together with 
landscaping treatments should distinguish the 
public and private realms.

(d) Developments must not be repetitive in design 
and should incorporate harmonious variations 
into design features such as verandas, 
entrances, facades etc.

Walls and Rooflines

(e) Walls should be articulated in plan and section 
to reduce building bulk.

(f) Walls should comprise a variety of colours to 
reduce monotony and add variety to the 
streetscape.
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(g) Walls should incorporate windows to enhance 
façade appearance.

(h) Walls and roofs are the major elements that 
determine the development form, scale and bulk.  
Carefully designed walls with well-balanced 
vertical and horizontal proportions play a 
significant role in establishing the character of 
the development and the streetscape as a 
whole.

(i) Break up large horizontal facades, whether walls 
or roofs, into smaller sections of no longer than 
10 metres, with careful consideration given to 
materials and colours.

(j) Enhance the façade through the use of well-
proportioned and balanced projections and 
recesses.

(k) Provide architectural features in the façade that 
give human scale at ground floor level, such as 
entry porches, pergolas and so on.

Garages

(l) Any visible garage walls should be comprised of 
more than one material and colour to enhance 
visual attractiveness and interest.

(m) Any ground level car parking, garages and/or 
basement garage doorways should be 
concealed or screened by planting from the 
street and public view, as much as possible.

Entrances

(n) Entrances to residential flat buildings should be 
clearly visible from the public and semi-public 
areas.  Lighting should be provided for safety at 
night. These entries contribute to the 
streetscape and character; therefore, they need 
to be considered in the design.

(o) Building entries should be readily apparent from 
the street and clearly visible from inside the 
dwelling to improve casual surveillance.

(p) The space around the building entrance should 
be sufficiently large to stand out and have a 
distinctive architectural form.

(q) Site entries should be distinctive, attractive and 
welcoming.

(r) Provide sheltered transitional areas around 
building entries.

(s) All ground floor dwellings should have their own 
entry at ground level.

(t) Building entries should be visible from, or 
address, the site front boundary. Building entries 
in walls should be clearly delineated and 
observable from the driveway.

Views and Siting

(u) Siting of the building is to take advantage of any 
views to nearby/adjoining landscaped open 
space or any public reserve.

(v) The siting and design of dwellings should also 
take advantage of any views to open space, 
public reserves and bushland to promote natural 
surveillance and to enhance the visual amenity 
of residents. Blank courtyard walls along 
boundaries shared with open space or reserves 
should be avoided and opportunities to create 
and orient dwellings to permit direct views from 
living areas into the open space/reserve should 
be pursued in design.

(w) Dwellings that have courtyards facing a street or 
public place should be avoided. Where other 
design constraints dictate the need for a fence 
facing a public street or space. The design must 
comply with the controls specified in section 3.27 
- Fencing of this Section of the DCP and 
consideration must be given to streetscape and 
visual impact issues

SUBMISSION REQUIREMENTS

Elevations Plans.
Design verification as required by SEPP 65 
(Refer to section 1.2). 

3.9. URBAN DESIGN GUIDELINES  

OBJECTIVES

(i) To encourage urban design principles which 
reinforce the character of the precinct. 

(ii) To ensure that future development responds to 
and is compatible with the landscape, 
topography and visual setting of the area.

(iii) To promote a built form of high architectural 
quality which compliments existing streetscape 
character and improves the amenity of public 
space. 
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DEVELOPMENT CONTROLS

(a) Applications must demonstrate conformity with 
“Baulkham Hills Multi Unit Housing – Urban 
Design Guidelines, 2002” which has been 
adopted by Council as a guide for the design of 
residential flat buildings. This document also 
details desired future character statements for 
each precinct and sub-precinct. 

SUBMISSION REQUIREMENTS

Provide a detailed statement, which addresses 
the “Baulkham Hills Multi Unit Housing – Urban 
Design Guidelines 2002,” – Section 6 - Precinct 
Character Statements and Section 7 - Sub- 
Precinct Character Statements.

3.10.DENSITY

OBJECTIVES

(i) To ensure residential flat building development 
does not over-tax existing services and 
facilities.

(ii) To provide opportunities for a suitable density 
housing form that is compatible with the 
existing surrounding development.

DEVELOPMENT CONTROLS

(a) The maximum population density permitted is 
175 persons per hectare with a desirable range 
between 150-175 persons per hectare. The 
density is based upon the occupancy rates in 
Table 2: 

Table 2 Occupancy Rates

Dwelling Type Occupancy Rate 
(Persons)

Existing dwelling 3.5

1 bedroom unit 1.3

2 bedroom unit 2.1

3 bedroom unit 2.7

4 bedroom unit 3.5

Note. The maximum density should not be 
considered as a desired yield for each site. The yield 
will be dependent on identifying designs that address 
the objectives of this Section of the DCP.

SUBMISSION REQUIREMENTS

Provide details of the proposed density of the 
development.

3.11.UNIT LAYOUT AND DESIGN

OBJECTIVES

(i) To ensure that individual units are of a size 
suitable to meet the needs of residents.

(ii) To ensure the layout of units is efficient and 
units achieve a high level of residential 
amenity.

(iii) To provide a mix of residential flat types and 
sizes to accommodate a range of household 
types and to facilitate housing diversity.

(iv) Address housing affordability by optimising the 
provision of economic housing choices and 
providing a mix of housing types to cater for 
different budgets and housing needs.

(v) To ensure designs utilise passive solar efficient 
layouts and maximise natural ventilation.  

DEVELOPMENT CONTROLS

Apartment Mix  
(a) No more than 25% of the dwelling yield is to 

comprise either studio or one bedroom 
apartments.

(b) No less than 10% of the dwelling yield is to 
comprise apartments with three or more 
bedrooms. 

Residential Flat Development (less than 30 units)
(c) The minimum internal floor area for each unit, 

excluding common passageways, car parking 
spaces and balconies shall not be less than the 
following:

1 bedroom unit 75m2

2 bedroom unit 110m2

3 bedroom unit 135m2
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Residential Flat Development (30 or more units) 
(d) The minimum internal floor area for each unit, 

excluding common passageways, car parking 
spaces and balconies shall not be less than the 
following:

Apartment Size 
Category

Apartment Size

Type 1
1 bedroom 50m2

2 bedroom 70m2

3 or more bedrooms 95m2

Type 2
1 bedroom 65m2

2 bedroom 90m2

3 or more bedrooms 120m2

Type 3
1 bedroom 75m2

2 bedroom 110m2

3 or more bedrooms 135m2

(e) Type 1 apartments shall not exceed 30% of the 
total number of 1, 2 and 3 bedroom apartments. 

(f) Type 2 apartments shall not exceed 30% of the 
total number of 1, 2 and 3 bedroom apartments. 

(g) All remaining apartments are to comply with the 
Type 3 apartment sizes.

All Residential Flat Buildings  
(h) Unit layouts that achieve the following are 

required:- 

 Minimise corridors/circulation space and 
avoid dormant areas with little or no natural 
surveillance;

 Permit sunlight access; 
 Achieve cross ventilation; and
 Protect the visual and acoustic privacy of 

residents. 

(i) In this regard double loaded floor plans and 
single aspect units (Refer to Figure 6) must not 
be used unless:- 

Four (4) hours of direct sunlight is available 
for windows of primary living areas between 
9am and 3pm on 21 June; and
Adequate ventilation can be achieved.

Figure 6 Double Loaded Floor Plan With Corridor On 
Every Floor

Source: Better Urban Living Guidelines for Urban 
Housing in NSW. 

(j) Floor to ceiling height must be in accordance 
with Building Code of Australia requirements. 
Where deeper floor plans are used higher 
floor to ceiling heights are encouraged to 
increase penetration of sunlight and air.

SUBMISSION REQUIREMENTS

Site plan.  
Dimensioned development application plans 
including a schedule of floor areas for each 
dwelling. For developments containing 30 or 
more apartments the schedule is to specify the 
apartment size category for each apartment.

3.12.BUILDING MATERIALS

OBJECTIVES

(i) To promote integrated, visually harmonious and 
attractive buildings in residential areas.

(j) To encourage the use of renewable, energy 
efficient materials that are durable and cost 
effective in accordance with Council’s ESD 
objective 5.

(iii)To reduce waste generation and wastage of 
resources in accordance with Council’s ESD 
objective 6.

(iv)To encourage consideration of the long-term 
impact of the production and use of materials 
used in construction of the development.

DEVELOPMENT CONTROLS

(a) All building construction must comply with the 
Local Government Act 1993 Local Government
Regulations and the Building Code of Australia.

The Hills Shire Council   Page 10



ORDINARY MEETING OF COUNCIL  09 SEPTEMBER, 2014

  

Part B Section 5 Residential Flat Buildings 

(b) Building materials and appearance play a 
significant role in establishing the character of 
new development.  Consideration should be 
given to the existing character and streetscape 
in the design of new development. A mix of 
materials (at least two types not including glass 
windows) should be used in any elevation visible 
from the street or any adjoining property. 
Elevations dominated by rendered masonry 
finishes will not be acceptable.

(c) Choice of materials should be based on 
consideration of both their environmental and 
economic costs.

(d) Buildings materials should be selected carefully 
so as to reflect and complement the existing 
character of the street. 

(e) Graffiti resistant materials should be used in 
areas that are accessible by the general public 
and communal areas within the development.

(f) Ensure that colours used are visually pleasing to 
the viewer and reflect the predominant colours in 
the area.

(g) Avoid the use of materials and colours that 
would cause excessive glare.

(h) The following factors must be considered when 
selecting materials:

 Suitability for the purpose; 
 Durability;
 Long term appearance;
 Local environmental impacts;
 Broader and longer term environmental 

impacts; and
The quantity of material required.

(i) Avoid materials that are likely to contribute to 
poor internal air quality such as those generating 
formaldehyde or those that may create a 
breathing hazard in the case of fire (e.g. 
polyurethane). 

(j) Select materials that will minimise the long-term 
environmental impact over the whole life of the 
development.

(k) Preference is to be given to materials derived
from renewable sources or those that are 
sustainable and generate a lower environmental 
cost, recycled material or materials with low 
embodied energy, better lifecycle costs and 
durability. For example, use of sustainable 
timbers rather than old growth or rainforest 
timbers.

SUBMISSION REQUIREMENTS

Schedule of materials.
Streetscape Perspective of proposed 
development including landscaping.

3.13.OPEN SPACE

OBJECTIVES

(i) To provide open space for recreation and for use 
by residents within residential flat buildings. 

(ii) To enhance the quality of the built environment by 
providing opportunities for landscaping.

Private Open Space

OBJECTIVES

(i) To provide private outdoor living space that is an 
extension of the dwelling for the enjoyment of 
residents.

(ii) To provide private outdoor living space that 
receives a reasonable quantity of sunshine 
during all months of the year.

DEVELOPMENT CONTROLS

(a) Private open space must be readily accessible 
from living areas of dwelling units.  

At Ground Level:

(b) For dwellings with ground level access private 
open space shall be provided with a minimum 
width of 4 metres and depth of 3 metres. 

(c) This private open space shall be provided within 
one metre of natural ground and may be included 
as part of the minimum landscape area 
requirements.

(d) Private (ground level) open space areas shall be 
enclosed with a wall/fence or landscape screen 
with an effective height of 1.8 metres from the 
finished ground level. 

(e) The design of the building and landscaping 
treatment should ensure the privacy of these 
ground level spaces. Enclosing screen walls or 
fences shall be designed to ensure privacy, both 
from communal open space or access ways and 
from dwellings and their courtyards.

(f) Design techniques that protect the privacy of the 
courtyards by restricting overlooking from above 
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are also encouraged. Potential techniques are 
shown in Figure 9 below.  

Above Ground Level:

(g) In order to provide useable open space to 
dwellings above ground level, any balcony or 
terrace shall have a minimum area of 10m2 and
a minimum depth of 2.5 metres.
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Figure 7 Protecting Privacy Of Courtyards

Source: Australia’s Guide to Good Design – Residential. 
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Common Open Space

OBJECTIVES

(i) To provide a functional open space area within 
the development for the informal recreation of all 
residential flat building residents and children’s
play.

(ii) To provide opportunities for additional 
landscaping and retention of any significant 
features that add to the amenity of the site in 
accordance with Council’s ESD objective 4.

DEVELOPMENT CONTROLS

(a) In order to provide for the recreational needs of 
the residents a common open space area is to 
be provided in a singular large parcel. Such 
open space area is to include opportunities for 
both active and passive recreation facilities (i.e. 
equipment such as seating, shade structures, 
BBQ and children’s play equipment for passive 
recreational use).

(b) Large developments (greater than 20 dwellings) 
shall consider provision of a swimming pool, 
common room and hard stand outdoor play 
area.

(c) The common open space is to be centrally 
located and such area shall be capable of 
surveillance from at least two dwellings for 
safety reasons.

(d) The orientation and location of the open space 
should also take into consideration opportunities 
to maximise solar access to the open space 
during winter. It must receive at least four hours 
of sunlight between 9am and 3pm on 21 June.

(e) The area provided shall be equivalent to the rate 
of 20m2 per dwelling.

(f) Common open space must be sufficient in size 
to enable it to be used for recreational activities, 
or be capable of growing substantial vegetation.

(g) Common open space must be designed in 
conjunction with pedestrian pathways.

SUBMISSION REQUIREMENTS

Plans are to indicate those areas including 
dimensions of any part of the site to be used for 
private and common open space.

3.14.SOLAR ACCESS

OBJECTIVES

(i) To orient the development in a way that best 
allows for appropriate solar access and shading. 

(ii) To maximise natural lighting to internal living and 
open space areas in winter and provide 
adequate shading to internal areas and private 
open space during summer to improve 
residential amenity.

(iv) (iii) To ensure no adverse overshadowing of adjoining 
allotments/developments.

Solar Access Design Considerations

DEVELOPMENT CONTROLS

(a) Orient and design buildings to maximise the 
number of dwellings with direct sunlight where 
possible. Ideally, face the long axis of the 
development up to 30 degrees east and 20 
degrees west of true north. This is illustrated in 
Figure 10. 

  

Figure 8 Building Orientation

(b) Face living spaces to the north wherever 
possible. 
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(c) Narrow footprint buildings and split level floor 
plans permit good solar access (Refer to Figure 
9).  

(d) Main windows should have suitable shading or 
other solar control to avoid discomfort 
(shutters/blinds/screens/retractable awnings). 

(e) Use horizontal shading devices (for north facing 
windows) including eaves, verandas, pergolas, 
awnings and external horizontal blinds to allow 
low summer sun whilst providing shade from 
high summer sun.

Figure 9 Designing For Solar Access

Source: Better Urban Living Guidelines for Urban 
Housing in NSW. 

(f) East and west facing windows can cause 
excess heat in summer. Minimise the size of 
east and west facing windows, or consider 
external vertical shading devices such as 
vertical blinds, blade walls and thick 
vegetation. 

(g) Shading elements are to be integrated into the 
overall elevation design.

Overshadowing

DEVELOPMENT CONTROLS

(h) The common open space area must receive at 
least four hours of sunlight between 9am and 
3pm on 21 June.

(i) Buildings must be designed to ensure that 
adjoining residential buildings and the major 
part of their landscape receive at least four 
hours of sunlight between 9am and 3pm on 21 
June.

SUBMISSION REQUIREMENTS

Shadow Diagrams

3.15.VENTILATION

OBJECTIVES

(i) To maximise ventilation flows in each dwelling.

(ii) To minimise the filtering of cold or warm air 
through gaps in the construction of each 
dwelling in accordance with Council’s ESD 
objective 5.

DEVELOPMENT CONTROLS

(a) Consider ventilation in early design stages.
Figure 10 identifies design options for achieving 
natural ventilation.  

(b) Consider prevailing breezes in relation to 
building orientation, window design and internal 
circulation. 

(c) Place windows to allow for cross ventilation i.e. 
on opposite sides of the building rather than 
adjacent walls where possible. These windows 
are to be lockable in a partly open position.

(d) Promote air circulation and consider the 
installation of fans, roof vents, louvered windows 
and high-level windows to aid air circulation.

(e) Provide security screen doors at unit entries.

(f) Minimise air gaps by incorporating door and 
window seals.
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Figure 10 Design Options - Ventilation

Source: Better Urban Living – Guidelines for Urban 
Housing in NSW.

3.16.LIGHTING

OBJECTIVE

(i) To maximise the use of natural lighting and to 
minimise the energy consumption of residential 
flat building developments in accordance with 
Council’s ESD objective 5.

DEVELOPMENT CONTROLS

(a) Lighting is to be provided and installed in 
accordance with the Building Code of Australia.

(b) Lighting must be adequate to ensure the 
security and safety of residents and visitors.

(c) Maximise the use of natural lighting through 
window placement and skylights.

(d) In common areas lights are to be time switched 
and energy efficient fitting should be used.

(e) Motion detectors are to be used for unit entries, 
lobbies and outdoor security.

(f) Incorporate dimmers motion detectors, and 
automatic turn-off switches where appropriate.

(g) Provide separate switches for special purpose 
lights.

3.17.STORMWATER MANAGEMENT

OBJECTIVES

(i) To control stormwater and to ensure that 
residential flat building developments do not 
increase downstream drainage flows or 
adversely impact adjoining and downstream 
properties.

(ii) To ensure the integrity of watercourses is 
protected and enhanced in accordance with 
Council’s ESD objective 4.

(iii) To provide for the disposal of stormwater from the 
site in efficient, equitable and environmentally 
sensible ways in accordance with Council’s ESD 
objective 3.

(iv) To provide for on-site detention of site drainage.

DEVELOPMENT CONTROLS

(a) Drainage easements will be required where the 
development property does not drain directly into 
the existing stormwater drainage system or a 
public road. Development Consent will not be 
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issued until the submission of documents 
demonstrating the creation of any necessary 
easements over downstream properties. 

(b) Discharge points are to be controlled and treated 
to prevent soil erosion, and may require energy 
dissipating devices on steeper topography, to 
Council’s requirements.

(c) Where necessary, downstream amplification of 
existing drainage facilities will be required 
including Council infrastructure if required.

(d) Developments within the Upper Parramatta River 
Catchment must comply with any requirements of 
the Sydney Catchment Management Authority. 

(e) On-site detention, water recycling, or water 
quality management systems may be required to 
Council’s and/or the Sydney Catchment 
Management Authority and/or the Hawkesbury 
Catchment requirements, to counteract an 
increase in stormwater runoff.

(f) The design of drainage systems is to be in 
accordance with Council’s Design Guidelines for 
Subdivisions/ Developments.

(g) Water Sensitive Urban Design (WSUD) principles 
shall be employed in the management of the 
site’s stormwater in terms of water retention, 
reuse and cleansing. In this regard the drainage 
design is to include measures to manage the 
water quality of stormwater runoff. At a minimum 
the design is to integrate bio-retention filters 
along roadways, driveways and within open 
space area.

(h) On site detention tanks are only permitted in 
common areas within a proposed development 
(for example driveways, common open space) 
and not within private courtyards.

SUBMISSION REQUIREMENTS

Preliminary Engineering Drainage Plans 
indicating the proposed drainage infrastructure.
Details of easements to be created over 
downstream properties if they do not already 
exist, including the written concurrence of all the 
affected landowners.
- If OSD is required, OSD plans must be 

submitted with the development application. 

3.18.VEHICULAR ACCESS

OBJECTIVES

(i) To ensure that vehicles may enter and exit 
residential flat building developments in a safe 
and efficient manner in accordance with 
Council’s ESD objective 7.

(ii) To maintain the performance of roads that 
provides an arterial or sub-arterial function in 
accordance with Council’s ESD objective7.

DEVELOPMENT CONTROLS

(a) Access to the site is to be in accordance with the 
requirements within Part C Section 1 – Parking of 
this DCP.

(b) Adequate vehicular entry and exit and circulation 
areas are to be provided. The design must:

 Provide a safe environment for both 
pedestrians and vehicles using the site and 
surrounding road networks;

 Ensure vehicular ingress and egress to the 
site is in a forward direction at all times;

 Provide for service vehicles where possible; 
and

 Be designed to minimise the visual impact 
of hard paved areas.

(c) The driveway shall be centrally located within the 
development and be a minimum of 10 metres
from any side boundary or street. 

(d) Driveways are to have a minimum width of 6
metres at the property boundary for a distance of 
6 metres within the development to ensure easy 
entry/exit of vehicles.

(e) Driveway gradients shall be in accordance with 
Australian Standard – AS 2890.1 – 1993 – Part 1 
– Parking Facilities – Off Street Car Parking.

SUBMISSION REQUIREMENTS

Applicants are required to submit plans and 
details with the development application of 
proposed vehicular access and circulation for 
Council's approval. Details must specifically 
relate to vehicular movement, layout and turning 
circles.
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3.19.CAR PARKING

OBJECTIVES

(i) To ensure that all car-parking demands 
generated by the development are 
accommodated on the development site.

(ii) To protect the free flow of traffic into and out of 
residential flat building developments and the 
surrounding street network in accordance with 
Council’s ESD objective 7.

DEVELOPMENT CONTROL

(a) All car parking required by Council shall be 
provided on-site in accordance with the 
requirements of Part C Section 1 – Parking of this 
DCP.

(b) On site car parking is to be provided at the 
following rates:

 1 bedroom unit   1 space
2 or 3 bedrooms unit  2 spaces

(c) Any car parking provided at ground level shall:

 Comprise lockable single garages with 
minimum clear dimensions of 5.5 metres
x 3.0 metres (exclusive of any storage 
area) and lockable double garages of 5.5
metres x 5.4 metres exclusive of storage 
area (not applicable to visitor parking); 

 Be enclosed in a manner that screens the 
vehicles from the street; and
Be separated from any adjoining property 
boundaries by a 2 metre wide landscaped 
strip.

(d) Visitor parking:
 Must be provided at the rate of 2 per 5 

dwellings. The number required will be 
rounded up to the nearest whole number;

 Have minimum dimensions of 5.5 metres x 
2.6 metres; and

 Must be made accessible at all times. Where 
visitor parking is proposed behind security 
gates, the access to visitor parking must be 
maintained through the operation of an 
intercom system installed at or near the gate. 

(e) The intercom shall be located to allow a free 
movement of traffic around the stationary vehicle 
using the intercom to ensure queuing does not 
adversely affect traffic or pedestrian movement 
on the street. A maximum driveway gradient of 
5% for 6 metres before the intercom is required 

to minimise problems associated with using the 
intercom on steep driveway gradients.

(f) A separate vehicle turning facility should be 
provided between the intercom location and the 
security door to ensure visitor vehicles are able to 
manoeuvre and leave the site in a forward 
direction using a 3 point turn manoeuvre should 
the resident be unavailable or deny access to the 
visitor.    

(g) If the side boundary of any car parking space is a 
wall or fence or if it is obstructed (i.e. column) so 
that door opening is restricted 300mm must be 
added to the width. If the space is obstructed on 
both sides 600mm must be added.

(h) Manoeuvring areas to all car parking spaces shall 
comply with the standards in Part C Section 1 – 
Parking. The layout must be designed to ensure 
vehicles utilising any parking spaces can enter 
and leave the site in a forward direction. 

(i) Parking areas within the front setback are 
discouraged and in this regard, no more than 2 
spaces shall be provided within the setback area.

(j) Developments in excess of 10 units are to 
provide pedestrian access from the street 
separate from the vehicular access.

(k) Vehicle reversing bays or an alternative 
arrangement is to be provided at the end of aisles 
to ensure all parking spaces can be accessed in 
a satisfactory manner.

(l) Resident car parking shall be safely secured with 
any opportunity for unauthorised entry minimised.

(m) A carwash bay must be provided in accordance 
with Part C Section 1 - Parking.

(n) All internal stairs that connect the car parking 
areas to the residential units are to be accessible 
only to the residents and their authorised visitors. 
All fire exits from the car parking areas must be 
designed to be independent from stairs that 
provide access to residential units.

SUBMISSION REQUIREMENTS

Site Plan showing the number of car parking 
spaces, calculations and the dimensions of all 
parking spaces and driveway widths.
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3.20.STORAGE

OBJECTIVES

(i) To ensure that each dwelling has reasonable 
private storage space (storage requirements 
include household items either within the 
dwelling or in secure garage areas).

DEVELOPMENT CONTROLS

(a) At least 10m3 must be provided for storage 
space per dwelling within a lockable garage. It 
must not encroach into the parking space, and 
must cover a minimum area of 5m2 with a 
minimum dimension of 2 metres required. The 
storage space shall be adjacent to a car space 
and not overhead.

(b) A suitable secure area for storing garden 
maintenance should be provided.

SUBMISSION REQUIREMENTS

Plans must show the designated storage area for 
each dwelling.

3.21.ACCESS AND ADAPTABILITY

In order to provide for disabled people and the ageing 
population, dwellings must be capable of adaptation 
so as to accommodate residents who may have 
special needs, declining mobility or sight. This is in 
addition to being appropriately designed for everyday 
pedestrian use.

OBJECTIVES

(i) To ensure that developments provide appropriate 
and improved access and facilities for all persons 
(consistent with the provisions of Australia 
Standard AS1428.1-1998).

(ii) To encourage designers/developers to consider 
the needs of people who are mobility impaired and 
to provide greater than minimum requirements for 
access and road safety.

(iii) To ensure that building design does not prevent 
access by people with disabilities.

(iv) Incorporate design measures that are appropriate 
to people with disabilities.

DEVELOPMENT CONTROLS

(a) All units in a building two storeys and above are 
to b served by a lift, which must be accessible to 
the front door of each unit.

(b) Units with a lowest floor level within 1.5 metres of 
the natural ground must be accessible to the front 
door of each unit.

(c) One visitor parking bay and one pick-up and 
drop-off bay for mobility impaired people must be 
provided complying with the provisions of AS 
2890 for people with a disability additional to the 
requirements for any visitor parking elsewhere in 
this DCP.

(d) At least one unit in development with less than 20
units, or 5 percent of the units in any 
development of 20 or more units, must be either;

 An accessible unit to AS 1428 Part 2, suitable 
for occupation by a wheelchair user; or

 Meeting Class B adaptability under AS 4299. 

(e) Each unit so provided above shall have an 
accessible car-parking bay complying with AS 
2890 for people with a disability, and be 
accessible to a pick-up and drop-off point. An 
accessible route between the car parking space 
and unit shall be provided.

(f) Any building located in a designated ‘Accessible 
Precinct or Accessible Zone’ must have an 
accessible link to the footpath network. Refer to 
the definition below. 

(g) Any unit built under SEPP (Seniors Living) 2004 
or as housing for people with a disability or as 
senior citizens housing must be accessible to the 
front door, and at least 50 % of units must be 
accessible to AS 1428 Part 1, unless otherwise 
permitted by Council.

(h) All stairs intended for circulation between levels, 
whether external or internal, shall comply with AS 
1428 Part 1 if they are located on common 
property.

(i) Any toilet provided on the common property must 
be accessible.

(j) (j) Any common facilities on the common property 
must be accessible.
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(k) An accessible pick-up and drop-off point can be 
located on the public road (with Council or RMS
permission) or on the site, but it must allow for 
vehicles up to a Coaster size bus to pick up and 
drop off.

(l) Residential units should be designed to provide 
for future low-cost modifications to bathrooms 
and kitchen.

(m) Units are to be designed to permit adaptation of 
units so that they can change to meet future 
needs. Design features that might be included 
are:

Lightweight non-load bearing walls that can 
be removed to reconfigure rooms; 
Panels that can be removed to connect 
adjoining residential flat buildings and cater 
for larger extended families.

SUBMISSION REQUIREMENTS

Documentation to demonstrate how the 
objectives and controls are satisfied.

3.22.PEDESTRIAN / BICYCLE LINKS

OBJECTIVES

(i) To consider the needs of the residents with 
particular consideration to access requirements, 
safety and security.

(ii) To ensure that appropriate pathways, with high 
levels of pedestrian amenity are provided for 
residents in the locality along identified desire 

lines in accordance with Council’s ESD objective 
9.

(iii) To ensure provision is made for bicycle access 
and storage in accordance with Council’s ESD 
objective 9.

Within the Site

DEVELOPMENT CONTROLS

(a) Access to dwellings should be direct and without 
unnecessary barriers. There should be no steps 
between the street frontage and the principle 
building entrances.

(b) Clearly defined pedestrian pathways are to be 
provided between proposed developments and 
proposed footpaths along sub-arterial roads.

(c) Multi-unit developments are to have adequate 
lighting in common and access areas.

(d) All pathways and ramps should conform to the 
minimum dimensional requirements set out in
AS1428 Part 1-1998 Design for Access and 
Mobility and AS1428 Part 2–1992 and Council’s 
Policy “Making Access for All 2002”.

(e) All surfaces should be stable, even and 
constructed of slip resistant materials. Any stair 
nosings should have a distinctive colour and 
texture.

(f) Building and unit numbering and all signage is to 
be clear and easy to understand. International 
Symbols of Access should be displayed where 
buildings, crossings, amenities, car parking, 
pathways and ramps are accessible, as detailed 
in The Hills Shire Council policy entitled “Making 
Access for All 2002". 

(g) Pathway locations must ensure natural 
surveillance of the pathway from primary living 
areas of adjoining units. Dwelling entries must 
not be hidden from view and must be easily 
accessible.

(h) A bicycle lockup facility is to be provided close to 
the main entry to the building.

Local Pedestrian Links

DEVELOPMENT CONTROLS

(a) Where it is possible, a pedestrian link through 
the site must be provided as part of the 
development to increase the connectivity of the 
area for local pedestrians. The following factors 

‘Accessible’ used above is defined as follows:

An internal accessible path of travel shall 
comply with AS 1428 Part 1. All security 
devices, intercoms, light switches, and doors 
on the route shall be mounted at one metre 
above floor level. The front door of the unit 
shall be at least 820 leaf, and have a clear 
space of at least one metre behind it, or a 
complying path of travel to AS 1428 Part 1. 
The front door need not comply with AS 1428 
Part 1 otherwise.
An external accessible path of travel shall 
comply with AS 1428 Part 1, except that 
abutment tolerance shall be increased to 
10mm at paving joints.
The accessible path of travel shall connect 
pick-up and drop-off point, the required 
parking bay and the front door of the unit.
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should be considered when identifying the most 
appropriate location for the link of the pathway:- 

The link must be no less than 3m wide; 
It should be a straight-line link through the 
site linking streets or other public spaces; 
and
The link cannot include stairs and any 
ramps. It must have a reasonable gradient. 
Refer to AS 1428.1 - 1988 Design for 
Access and Mobility and supplementary AS 
1428.2 - 1992.

(b) The design and layout of any building adjoining 
and landscaped spaces adjoining the pathway 
should ensure there is natural surveillance of the 
pathway to protect the amenity of users. A solid 
fence along the boundary of the pathway 
restricting views of the pathway from adjoining 
properties will not be acceptable. 

(c) The pedestrian link must be dedicated to Council 
as a public footway and the footpath, and 
lighting must be provided at no cost to Council.

SUBMISSION REQUIREMENTS

Statement addressing AS 3671 – Road Traffic 
Noise Intrusion Guidelines.

3.23.PRIVACY - VISUAL AND ACOUSTIC

OBJECTIVES

(i) To site and design buildings to ensure visual 
privacy between dwellings in accordance with 
Council’s ESD objective 7.

(ii) To avoid overlooking of living spaces in dwellings 
and private open spaces.

(iii) To contain noise within dwellings and communal 
areas without unreasonable transmission to 
adjoining dwellings.

DEVELOPMENT CONTROLS

(a) Minimise direct overlooking of main internal living 
areas and private open space of dwellings both 
within and adjoining the development through 
building design, window locations and sizes, 
landscaping and screening devices (Refer to 
section 3.13 Open Space).

(b) Consider the location of potential noise sources 
within the development such as common open 
space, service areas, driveways, and road 

frontage, and provide appropriate measures to 
protect acoustic privacy such as careful location 
of noise-sensitive rooms (bedrooms, main living
areas) and double glazed windows. 

(c) Dwellings that adjoin arterial roads are to be 
designed to acceptable internal noise levels, 
based on AS 3671 – Road Traffic Noise Intrusion 
Guidelines.

SUBMISSION REQUIREMENTS

Statement addressing AS 3671 – Road Traffic 
Noise Intrusion Guidelines.

3.24.SERVICES

OBJECTIVES

(i) To ensure that the physical services necessary to 
support residential flat building development are 
available in accordance with Council’s ESD 
objective 6.

(ii) To ensure that service facilities are integrated with 
the design of the development and are suitably 
sized for the convenience of the occupants.

DEVELOPMENT CONTROLS

(a) Development consent will not be granted until 
arrangements satisfactory to the relevant 
authorities are made for the provision of services. 

(b) Pump out sewage management systems are not 
considered acceptable for residential flat building 
developments.

(c) Site services and facilities (such as letterboxes, 
clothes drying facilities and garbage facility 
compounds) shall be designed so as:

 To provide safe and convenient access by 
residents and the service authority; and

 Be visually integrated with the development 
and to have regard to the amenity of 
adjoining development and streetscape.

(d) All electricity and telephone services on site must 
be underground.

(e) Laundries shall be provided to each dwelling.

SUBMISSION REQUIREMENTS

Preliminary discussions should be held with the 
service authorities listed below prior to 
submission of any application. Any advice 
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provided by these authorities should be 
submitted with the application.
- Sydney Water for potable and recycled water, 

sewage and drainage;
- Telecommunications carrier for telephones 

and associated equipment;
- Energy authority for underground electricity;
- AGL for gas supplies; and
- NSW Fire Brigades.
Documentation to demonstrate how the 
objectives and development controls are 
satisfied.

3.25.WASTE MANAGEMENT – STORAGE 
AND FACILITIES

OBJECTIVES

(i) To minimise the overall environmental impacts of 
waste.

(ii) To maximise, through appropriate design, the 
opportunities to deal with domestic waste 
according to the Waste Hierarchy as given in 
Council’s ESD objective 6.

(iii) To provide domestic waste management systems 
that allow for ease of use by occupants and ease 
of service by collection contractors.

(iv) To provide waste storage areas that is integrated 
with the design of the development.

(v) To ensure minimum visual impact of the waste 
storage facilities.

(vi) To assist in achieving Federal and State 
Government waste minimisation targets.

DEVELOPMENT CONTROLS

(a) Waste collection and separation facilities must be 
provided for each dwelling. Each dwelling should 
have a waste storage cupboard in the kitchen 
capable of holding at least a single days waste, 
and sufficient to enable separation of recyclable 
material.

(b) Adequate storage for waste materials must be 
provided on site and any such waste must be 
removed at regular intervals and not less 
frequently than once per week for garbage and 
fortnightly for recycling.

(c) In locating and designing waste storage areas 
consideration must be given to screening views 
of the facility from any adjoining property or 

public place while still ensuring there is some 
natural surveillance from within the development 
to minimise vandalism and other anti-social 
activity.

(d) Waste storage areas must be kept clean, tidy and
free from offensive odours at all times.

(e) Bin storage bay(s) is to be:

 Incorporated into the landscape design of the 
development, or, where level access is 
available (grade of <5%), it can be provided 
in an undercover/basement car park;

 Of adequate size to store the appropriate 
number of bins according to the estimated 
waste generation rate from the total number
of units (as given in Appendix A – Waste 
Management Plan);

 Accessible by wheelchair; and
Designed in accordance with Council’s Bin 
Storage Facility Design Specification. A copy 
of the specifications is available from 
Council’s Waste Management Co-ordinator 
or on Council’s Website. 

(f) Location of the bin storage bay(s):

Must be convenient and accessible to the 
occupant(s) of the all units; and

 Must allow 120/240 litre bins to be wheeled 
to the street kerb over flat or ramped 
surfaces with a maximum grade of 7% and 
not over steps, landscape edging or gutters;

 Must allow the bulk garbage bin(s) to be 
wheeled out and be serviced by the front 
loading garbage truck on a flat surface with a 
maximum grade of 5%, and not over steps, 
landscape edging or gutters; and

 Must be in accordance with the Council’s Bin 
Storage Facility Design Specification.

(g) The design of the bin storage facilities and on-
going use by the occupants is to be addressed in 
the Design of Facilities and On-Going 
Management sections of the Waste Management 
Plan as required in the Submission Requirements 
of section 3.26 – Waste Management Planning.

3.26.WASTE MANAGEMENT PLANNING

OBJECTIVES

(i) To promote improved project management and to 
reduce the demand for waste disposal during 
demolition and construction.
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(ii) To maximise, reuse and recycle 
building/construction materials.

(iii) To encourage building designs and construction 
techniques that will minimise waste generation.

(iv) Minimise waste generation to landfill via the 
waste hierarchy in accordance with Council’s
ESD objective 6.

(v) To assist in achieving Federal and State 
Government waste minimisation targets.

Demolition

DEVELOPMENT CONTROLS

(a) Site operations should provide for planned work 
staging, at source separation, re-use and 
recycling of materials and ensure appropriate 
storage and collection of waste.

(b) Straight demolition should be replaced by a 
process of selective deconstruction and reuse of 
materials. Careful planning is also required for 
the correct removal and disposal of hazardous 
materials such as asbestos.

(c) Project management must seek firstly to re-use 
and then secondly to recycle solid waste 
materials either on or off site. Waste disposal to 
landfill must be minimised to those materials that 
are not re-useable or recyclable.

(d) When separated, materials are to be kept 
uncontaminated to guarantee the highest 
possible reuse value. 

(e) Details of waste sorting areas and vehicular 
access are to be provided on plan drawings.

Construction 

DEVELOPMENT CONTROLS

(a) Avoid oversupply and waste of materials by 
careful assessment of quantities needed.

(b) The use of prefabricated components may 
reduce waste.

(c) Re-use of materials and use of recycled material 
is desirable where possible.

(d) Site operations should provide for planned work 
staging, at source separation, re-use and 
recycling of materials and ensure appropriate 
storage and collection of waste.

(e) All asbestos, hazardous and/or intractable 
wastes are to be disposed of in accordance with 
WorkCover Authority and Office of Environment 
and Heritage and Water requirements.

SUBMISSION REQUIREMENTS

Waste Management Plan

3.27.FENCING

OBJECTIVE

(i) To ensure that fencing does not detract from the 
overall visual amenity and character of the area.

DEVELOPMENT CONTROLS

(a) The fencing materials chosen must protect the 
acoustic amenity and privacy of courtyards. 
Courtyard fences shall be constructed of 
masonry.

(b) All boundary fencing/ walls fronting a street shall 
be setback a minimum of 2 metres, to permit 
landscaping, and shall include recesses and 
other architectural features.

(c) All fencing or walls shall be combined and 
integrated with site landscaping.

(d) The following fencing or finishes are not 
acceptable because of its poor visual 
appearance:

Pre-painted solid, metal fencing; or
Rendered finishes where the entire fence is 
fully rendered.

SUBMISSION REQUIREMENT
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Fencing details for the site, clearly showing the 
location, height and type of proposed fencing is 
to be submitted as part of the development 
application.

3.28.DEVELOPER CONTRIBUTIONS

Applicants should consult with Council's Section 94 
Contributions Plan and Council Officers to determine 
the required amount of Section 94 Contributions 
payable.

4. INFORMATON REQUIRED FOR 
A DEVELOPMENT 
APPLICATION

In preparing plans applicants must also address the 
submission requirements listed in section 3 of this 
Section of the DCP relevant to the application. The 
following plans and details will be required with all 
residential flat building applications along with the
relevant application form(s). 

STATEMENT OF ENVIRONMENTAL EFFECTS (8 
Copies)

SITE PLANS (8 Copies)

SITE ANALYSIS (8 copies)

Refer to section 3.2.

ARCHITECTURAL PLANS (8 Copies)

Internal layout of unit/building (existing and 
proposed)
Elevations

PRELIMINARY ENGINEERING DRAINAGE PLANS 
(8 copies)

Including any On Site Detention Plans

LANDSCAPE PLAN (8 copies)

These plans are to be in accordance with Part C
Section 3 - Landscaping.

EARTHWORKS PLAN (8 Copies)

SIGNAGE PLANS ( 4 Copies)

See Part C Section 2- Signage

STREETSCAPE PERSPECTIVE (1 Copy)

MODEL

For all developments comprising 10 or more units 
a scale model must be provided including 

adjoining properties at the time of the submission 
of the development application and be on display 
for the duration of the public exhibition period.
Should a model not be submitted with the 
application, an immediate “stop the clock” order 
be placed on the development application until 
the model is presented.

WASTE MANAGEMENT PLAN (8 Copies)

DESIGN VERIFICATION

As per SEPP 65 requirements.

BASIX CERTIFICATE

5. REFERENCES

Australian Council of Business Design Professionals, 
(2000) BDP Environment Design Guide. 
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Development Strategy.
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For All.

Department of Urban Affairs and Planning and the 
NSW Government Architect, 1998 Better Urban 
Living – Guidelines for Urban Housing in NSW. 

Department of Urban Affairs and Planning State 
Environmental Planning Policy No. 53 - Metropolitan 
Residential Development. 
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Quality of Residential Flat Development.
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Water Sensitive Urban Development: Model Planning 
Provisions.  Lake Macquarie City Council, Speers 
Point, on behalf of the Lower Hunter and Central 
Coast Environmental Management Strategy.

ERM Mitchell McCotter 1991, Baulkham Hills Shire 
Residential Development and Traffic Study, Prepared 
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NSW Planning Department, 2002, Residential Flat 
Design Code, Tools for improving the design of 
residential flat buildings. 
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Give appropriate detail and/or explanation where applicable to demonstrate compliance (or non-compliance) with 
the development controls in this Section of the DCP.

Development Controls Proposed Development Compliance

1 3.1 Site Requirements 

Min. frontage – 30m

2 3.3 Setbacks – Building Zone 

 5 metres clear of existing trees (or the drip 
line)
Complies with Table 1

3 3.4 Building Heights 

4 3.5 Building Separation and             
Treatment 

12 metre building separation

5 3.6 Landscaped Area – 50%

6 3.7 Building Length – max 50 metres

7 3.8 Building Design & Streetscape

8 3.9 Urban Design Guidelines

Demonstrate conformity with “Baulkham Hills 
Multi Unit Housing – Urban Design Guidelines
2002". 

9 3.10 Density 

150-175 persons per Ha

10 3.11 Unit Layout and Design

1 bedroom – 75m2

2 bedroom – 110m2

3 bedroom – 135m2

11 3.13 Open Space

Private:

Ground level – min 4 metres x 3 metres
Above ground – min 10m2, min. depth 2.5
metres

Common:

20m2 per dwelling
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Development Controls Proposed Development Compliance

12 3.14 Solar Access

Adjoining buildings & / open space areas – 
four hours between 9am & 3pm on 21 June
Common open space – four hours between 
9am & 3pm on 21 June

13 3.17 Stormwater Management

14 3.19 Car parking

Rate per unit & visitor parking:

1 bedroom – 1 space
2 or 3 bedroom – 2 spaces
Visitor – 2 spaces per 5 dwellings
Lockable single garages min. dimension – 
5.5 metres x 3 metres (exclusive of 
storage)
Lockable double garages min. dimension – 
5.5 metres x 5 metres (exclusive of 
storage)
Visitor parking dimensions – 5.5 metres x
2.6 metres

Manoeuvring and ramps:

The first 6 metres of the driveway inside the 
property boundary to be a maximum of 5%
Ramp grades comply with Australian 
Standard 2890.1
Manoeuvring in accordance with Australian 
Standard 2890.1

15 3.20 Storage

10m3 with an area 5m2 and dimension 2
metres. 

16 3.21 Adaptability, Pedestrian Access & 
Safety

Lift provided if greater than 2 storeys

Accessible housing:

1 unit in a development < 20 units, or
5% in a development >20 units
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MINUTES of the duly convened Ordinary Meeting of The Hills Shire Council held 

in the Council Chambers on 8 July 2014 

This is Page 14 of the Minutes of the Ordinary Meeting of The Hills Shire Council 

held on 8 July 2014 

rise to “offensive noise” as defined under the Protection of the Environment Operation 

Act 1997. 

58. Domestic Waste Management

Engagement of a caretaker or manager responsible for the movement of all recycling 

bins to the kerb of Caddies Boulevard on the allocated day of collection and returning the 

empty bins to their storage place inside the building as soon as possible the same day as 

collection. Caretaker or manager responsibilities shall also include the following: 

 Washing of bins and the bin storage area;

 Arranging for the prompt removal of dumped rubbish; and

Ensuring all residents are informed of the waste arrangements. 

Being a planning matter, the Mayor called for a division to record the votes on this 

matter 

VOTING FOR THE MOTION 

Clr Dr Byrne (Mayor), Clr Harty OAM, Clr Dr Lowe, Clr Preston, Clr Taylor, Clr Jefferies 

(Deputy Mayor), Clr Haselden 

VOTING AGAINST THE MOTION 

Clr Tracey, Clr Thomas 

ITEM-2 DEVELOPMENT CONTROLS FOR RESIDENTIAL FLAT 

BUILDINGS (FP92) 

A MOTION WAS MOVED BY COUNCILLOR JEFFERIES AND SECONDED BY COUNCILLOR 

PRESTON THAT the Recommendation contained in the report be adopted. 

THE MOTION WAS PUT AND CARRIED. 

382 RESOLUTION 

The Draft The Hills Development Control Plan 2012 (Part B Section 5 – Residential Flat 

Buildings, Part D Section 6 – Rouse Hill Regional Centre, Part D Section 8 – Norwest 

Residential Precinct, Part D Section 12 – Carlingford Precinct, Part D Section 14 – Target 

Site Corner Windsor Road and Seven Hills Road, Baulkham Hills) be publicly exhibited. 

Being a planning matter, the Mayor called for a division to record the votes on this 

matter 

VOTING FOR THE MOTION 

Clr Dr Byrne (Mayor), Clr Harty OAM, Clr Tracey, Clr Thomas, Clr Dr Lowe, Clr Preston, 

Clr Taylor, Clr Jefferies (Deputy Mayor), Clr Haselden 

VOTING AGAINST THE MOTION 

None 

Attachment 3
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ITEM-2 DEVELOPMENT CONTROLS FOR RESIDENTIAL FLAT 
BUILDINGS (FP92)  

 

THEME: Balanced Urban Growth 

OUTCOME: 7 Responsible planning facilitates a desirable living 
environment and meets growth targets. 

STRATEGY: 
7.2 Manage new and existing development with a robust 
framework of policies, plans and processes that is in 
accordance with community needs and expectations. 

GROUP: STRATEGIC PLANNING 

AUTHOR: 
FORWARD PLANNING COORDINATOR 

BRENT WOODHAMS 

RESPONSIBLE OFFICER: 
MANAGER FORWARD PLANNING 

STEWART SEALE 

 
 
EXECUTIVE SUMMARY 
This report recommends that amendments to the following sections of The Hills 
Development Control Plan 2012 be publicly exhibited. 
 

 Part B Section 5 – Residential Flat Buildings; 
 Part D Section 6 – Rouse Hill Regional Centre; 
 Part D Section 8 – Norwest Residential Precinct; 
 Part D Section 12 – Carlingford Precinct; and 
 Part D Section 14 – Target Site Corner Windsor Road and Seven Hills Road, 

Baulkham Hills. 
 
As Sydney continues to grow there will be a reliance upon a greater proportion of higher 
density development and Council will need to ensure that the type of dwellings being 
delivered are appropriate to meet the needs and expectations of future residents.  In 
order to ensure that housing within the LGA is affordable it is imperative that there is an 
appropriate diversity of housing options in the marketplace.  Recent planning policy by 
the State has sought to increase housing diversity by mandating smaller apartments and 
houses as a measure to reduce the cost of housing and counter the disproportionately 
large number of detached houses within the market.  However it is considered that this 
position has led to the perception that the solution to the housing affordability issue is 
simply to construct smaller dwellings. 
 
The above position is not supported as it is considered that a diversity of housing in new 
and established areas can help to meet the various needs of residents.  Whilst smaller 
apartments should be provided to meet the needs of a certain demographic within the 
market, moderate and larger apartments should also be provided to alleviate demand on 
the smaller and more affordable housing options.  If moderate and larger apartments are 
not provided those who desire and have the financial capacity to purchase a larger 
apartment will be forced into purchasing a smaller apartment.  This will have the effect 
of increasing the demand and value of the smaller apartments which will impact on the 
capacity of lower income earners to enter into the housing market. 
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Whilst there are a number of factors which impact on housing affordability and the price 
of housing, Council must ensure that the type of housing being provided is appropriate 
to meet the needs of all future household compositions and incomes.  In order to 
achieve this, draft apartment mix and size controls have been prepared. 
 
The recommended controls were prepared having specific regard to Principle 9 of State 
Environmental Planning Policy 65 -Design Quality of Residential Flat Development and 
will facilitate diverse housing options to improve housing affordability.  The controls 
require the provision of a mix of 1, 2 and 3 bedroom apartments and the provision of a 
range of apartments sizes, including 30% at the SEPP 65 ‘affordable housing’ rates 
identified within SEPP 65.  The adoption of apartment mix and size controls will support 
a request to the Minister for Planning for an exemption to Clause 30A of State 
Environmental Planning No.65. 
 
BACKGROUND 
Sydney’s population is expected to grow by over 1 million people over the next 20 years.  
In order to accommodate this population growth, apartment living will over time 
represent a larger proportion of the overall housing mix.  It is therefore important that 
this housing typology is not based on diluting development standards.  Rather planning 
policy should ensure that apartment living is a highly desirable lifestyle choice for future 
residents.  This means there must be diversity of choice in both apartment sizes and also 
apartment mix. 
 
As part of the assessment of high density residential development consideration must be 
afforded to State Environmental Planning Policy 65 – Design Quality of Residential Flat 
Development (SEPP 65).  SEPP 65 was first introduced in 2002 with the principal aim of 
improving the overall quality of residential flat development in New South Wales by 
establishing consistent objectives and processes within the planning system.  This was 
followed in September 2002 by the Residential Flat Design Code (RFDC), a design 
guideline which provided discussion, analysis, examples and principles, primarily 
structured as a tool for developers and development assessment officers. 
 
In order to achieve its principal aims the SEPP established ten (10) key principles for 
good design which provide guidance for evaluating the merit of design solutions. The ten 
(10) principles are listed below: 
 

 Principle 1 – Context; 
 Principle 2 – Scale; 
 Principle 3 – Built Form; 
 Principle 4 – Density; 
 Principle 5 – Resource, Energy and Water Efficiency; 
 Principle 6 – Landscape; 
 Principle 7 – Amenity; 
 Principle 8 – Safety and Security; 
 Principle 9 – Social Dimensions and Housing Affordability; and 
 Principle 10 – Aesthetics. 

 
When determining applications for residential flat development consent authorities must 
consider: 
 

 The advice of the relevant design review panel (if any); 
 The design quality evaluated against the ten design quality principles; and 
 The Residential Flat Design Code (prepared to support the SEPP 65). 
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Clause 30A of SEPP 65 specifies that a consent authority cannot refuse consent to a 
development application for a residential flat development on the grounds of ceiling 
height or apartment area if the proposal complies with the minimum controls identified 
within Part 3 of the Residential Flat Design Code.  The Code includes a ‘rule of thumb’ 
relating to the provision of affordable housing which states that “if council chooses to 
standardise apartment sizes, a range of sizes that do not exclude affordable housing 
should be used. As a guide, the Affordable Housing Service suggests the following 
minimum apartment sizes, which can contribute to housing affordability (apartment size 
is only one factor influencing affordability): 
 

 1 bedroom apartment 50m2; 
 2 bedroom apartment 70m2; 
 3 bedroom apartment 95m2.” 

 
A comparison of the affordable housing sizes as identified within SEPP 65 and the 
apartment size controls contained within Development Control Plan 2012 are included 
within the following table. 
 

SEPP 65

1 bedroom 50m2 75m2 75m2 65m2 75m2

2 bedrooms 70m2 110m2 110m2 90m2 110m2

3 bedrooms 95m2 135m2 135m2 110m2 135m2

4 bedrooms - - - - 145m2

The Hills DCP 2012

Affordable 
Housing Sizes 

Residential
Carlingford 
Precinct 

(Northern)

Norwest 
Residential

Carlingford 
Precinct  

(Southern - Max. 
10% of units)

 
Table 1 

Apartment Size Comparison 
Note: In the Southern Precinct of Carlingford the remaining unit sizes are required to be 
the same as the Northern Precinct. 
 
Recent experience has found that developers rely upon the “rule of thumb” apartment 
sizes and ignore the site specific apartment size controls established within Council’s 
Development Control Plan.  This approach is considered to be in direct conflict with 
Principle 9 of SEPP 65 which requires that new developments should: 
 

 Optimise the provision of housing to suit the social mix and needs in the 
neighbourhood or, in the case of precincts undergoing transition, provide for the 
desired future community. 

 Address housing affordability by optimising the provision of economic housing 
choices and providing a mix of housing types to cater for different budgets and 
housing needs. 

 
In order to identify the effectiveness of the existing controls an analysis has been 
undertaken of residential flat developments approved within The Hills Shire between July 
2012 and March 2014.  Based on this analysis it was identified that ten (10) residential 
flat developments have been approved, which comprised a total yield of 957 units.  Of 
these, 661 units did not comply with Council’s apartment size requirements which 
equates to 69% of the total approved apartments.  Of particular note, six (6) of the 
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developments were approved with more than 85% of the apartments not complying with 
Council’s apartment size requirements. 
 
In July 2013 a Section 96 Modification was approved by the Sydney West Joint Regional 
Planning Panel (JRPP) for an 18 storey apartment development in Carlingford.  Not a 
single apartment size within the development complied with Council’s development 
control plan and the apartment mix changed from a predominance of two (2) and three 
(3) bedroom units to a majority of small one (1) bedroom units. 
 
Whilst Clause 30A(2) of SEPP 65 seeks to emphasise the need for adequate regard to be 
given to the design quality principles, in practice this simply does not occur.  The “Rule 
of Thumb” controls have become the norm for development applications, to the 
detriment of providing housing diversity and choice for future residents.  This practice is 
resulting in development that is inconsistent with the principles of providing a diversity 
of housing choice and fails to provide adequate opportunities for families to choose to 
live in these locations. 
 
REPORT 
This report reviews the type of housing that future population will demand having regard 
to the existing property market and recommends appropriate apartment mix controls for 
all residential flat developments and apartment size controls for large scale residential 
flat buildings which contain 30 or more residential apartments.  The draft apartment mix 
and size controls have been prepared in a manner consistent with Principle 9 of SEPP 65 
and better reflect the needs and expectations of future households.  Without the 
imposition of some form of control on the size and mix of apartments it is likely that the 
market will opt for dwelling sizes that will generate the highest return for developers at 
the expense of housing affordability and diversity. 
 
Based on an analysis of past development approvals there does not appear to be an 
issue with medium density townhouse style developments within the Shire.  Rather the 
issues primarily relate to high density residential flat buildings where the type and mix of 
apartments being provided is inadequate and fails to meet the diverse needs of future 
residents. 
 

1. Housing Demand 
 
The demand for housing is generally recognised as the combination of preferences (what 
people ideally want) and constraints (how much they can afford, and what things cost).  
A Gratten Institute report titled ‘The Housing We’d Choose’ dated June 2011 explored 
the relationship between housing people say they want and the housing which is 
available within the existing property markets of Sydney and Melbourne.  The report 
explores the hypothesis that the housing supply which is available within the markets do 
not match the choices and trade-offs that people would make if they could. 
 
As part of this analysis, a survey of 706 people was carried out.  Each respondent was 
asked to prioritise housing features from a list of 57 variables relating to both dwelling 
and locational attributes.  In terms of the characteristics that people most demand the 
results indicated that when choosing dwellings people generally give priority to the 
number of bedrooms, having a house with a garage, and ample living space.  With 
respect to location respondents said they preferred to live in a safe neighourhood, close 
to family, friends, shopping, and public transport.  The order of preference of various 
housing characteristics is included within the following figure. 
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Figure 1 

‘What Matters Most’ Results (Grattan Institute 2011) 
 
The analysis also sought to identify how households trade off the preferred attributes 
when faced with real world costs and budgetary constraints.  Within The Hills Shire, the 
trade-of analysis (which took into account the respondents’ financial means) indicated 
that there is a significant shortage of semi-detached houses and apartment within 
buildings of 4 or more storeys. 
 
In order to obtain qualitative results the Grattan Institute carried out a number of focus 
groups which were divided by household type and age.  The key feedback received as 
part of these focus groups was the importance of inside space.  The number of bedrooms 
and the size of the living areas were emphasised.  The respondents suggested that 
‘space offered freedom, flexibility and privacy’. 
 
Lack of space was nominated as one of the primary reasons to reject a house.  With 
respect to apartments respondents raised a number of concerns including that 
apartments are too small with insufficient outdoor space.  There was also significant 
concern raised regarding the quality of apartment stock in terms of noise and acoustic 
privacy.  In pursuing integrated transport and planning policy, whereby greater density 
is encouraged around transport nodes, planning controls need to be established to 
address and where possible alleviate the perceived concerns with this form of housing. 
 

2. Housing Affordability 
 
An analysis of the trends in the broader housing market and the affordability of housing 
within the Hills Shire are included as an attachment to this report.  The key outcomes of 
this analysis are detailed below. 
 
Over the past 18 months the value of property within the Sydney market has risen 
substantially.  According to statistics released by the Australian Bureau of Statistics 
(ABS), Sydney continues to drive residential property price increases.  The Residential 
Property Price Index (RPPI) for Sydney rose 2.3% in the March quarter 2014 with 
established house prices for Sydney rising by 2.4% and attached dwellings rising by 2%.  
In the 12 months to March 2014 house prices rose by 15.2% which was the largest 
increase of all of the capital cities. 
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There are a number of factors which influence property values.  One of these factors is 
housing supply which is considered to be a contributing factor in the recent increase in 
the real property values for Sydney.  It is widely acknowledged that the population 
within the Sydney Region has continued to grow at a faster rate than previously 
envisaged, yet the delivery of new homes has not occurred in line with the growth in 
population.  This shortfall in the supply of housing ultimately places upward pressure on 
real property values.  If the supply of housing is not addressed, and does not increase 
in-line with population growth, there will continue to be significant upward pressure on 
property values. 
 
In addition to housing supply, another contributing cause of the rise in real property 
values is the record low interest rate which is impacting on the housing markets within 
all of Australia’s capital cities.  The official interest rate was reduced to 2.5% in August 
2013 and has remained at this low rate as a measure to stimulate a declining economy 
resulting from the winding down of the mining boom. 
 
When analysing the trends in apartment and townhouse style development it is 
important to observe the Attached Dwelling Price Index (ADPI).  This index measures the 
price change of attached dwellings which includes flats, apartments, semi-detached, row 
and terrace houses.  Over the past ten (10) years the ADPI for Sydney has increased by 
approximately 30.34%, with a 13.7% increase occurring within the 12 months to March 
2014.  The most recent increase of this size occurred in 2009-2010 where the quarterly 
index increase reached between 13-14%. 
 
With a specific focus on The Hills Shire LGA, the following graph shows both the mean 
(average) and median (mid-point) cost of residential dwellings within The Hills Shire 
between March 2009 and March 2014.  Since 2009 the median price of all residential 
dwellings has increased by approximately 54% with a 21% increase occurring over the 
12 months to March 2014.  An interesting point to note is that the median price of 
residential dwellings within The Hills Shire is approximately 20% higher than the median 
price for established houses within the remainder of the Sydney Region. 
 

 
Figure 2 

Value of Residential Dwellings 
 
First Home Buyers 
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The rate that residential property values are increasing is progressively pushing first 
home buyers out of the market as they have less financial capacity to purchase.  First 
home buyers experience greater difficulty as they are restricted by the cost of saving for 
a deposit, the upfront fees, and generally have limited equity when compared to owner 
occupiers already in the market. 
 
Within NSW first home buyers have generally averaged around 20% of all house 
purchases.  However since the early 2000s the first home buyer market has experienced 
significant instability reaching a monthly peak of 34% in February 2009.  As stated by 
Steven Rowley and Rachel Ong in their 2012 report titled Housing Affordability, Housing 
Stress and Household Wellbeing in Australia, ‘this is largely due to rising house prices 
and government policies to stimulate demand, notably the first home owners grant 
boost’.  However, since September 2012 there has been a considerable reduction in the 
proportion of first home buyers entering the market, with an average of less than 8%.  
This is the lowest rate experienced since pre 1991. 
 
Analysis has been undertaken of the number of First Home Owner Grants issued within 
The Hills Shire as a proportion of the total residential sales between March 2010 and 
March 2014.  The results are included within the following graph.  The trend in the 
proportion of first home owners over the period is shown by the red line and the trend in 
the median sale price over the period is shown by the blue line. 
 

 
Figure 3 

First Home Buyers (The Hills Shire LGA) 
 
Between March 2010 and March 2014 there has been considerable instability in the first 
home buyer market of The Hills Shire, which has largely been influenced by progressive 
changes to the First Home Buyers Scheme.  Over the period the proportion of first home 
buyers within The Hills Shire property market has reduced to 5.21%, reaching a low of 
3.94% in December 2013.  Similar to the broader trend within NSW, the proportion of 
first home buyers entering the residential market within The Hills Shire has fallen 
considerably. 
 
Based on the above trends it is apparent that first time home buyers are turning away 
from the owner occupied market.  This could in part be due to the sharp increase in 
property values which has impacted on financial capacity of first home buyers to enter 
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the market.  It could also be the result of property investors taking advantage of the 
record low interest rates.  If the low interest rates remain property investors could 
continue to dominant the real estate market as they can use equity from their existing 
home and have greater financial capacity to purchase homes before first home buyers. 
 
Housing Costs 
Households purchasing their dwelling within The Hills Shire have a median mortgage 
repayment of approximately $2,570 which is $403 more (+18.5%) per month than the 
Greater Sydney Region.  In addition to this, approximately 43.1% of all households 
within The Hills Shire fall within the highest housing loan repayment quartile (more than 
$2,854 per month) compared with 31.8% for the Greater Sydney Region.  A comparison 
of the monthly home loan repayments between The Hills Shire and the Greater Sydney 
Region is included in the following graph. 
 

 
Figure 4 
First Home Buyers (The Hills Shire LGA) 
 
Income is an important consideration when deciding on a household's capacity to make 
loan repayments in full and on time.  When the housing prices increases the proportion 
of household income that must be allocated to mortgage repayments also increases.  
This reduces housing affordability as higher cost of housing leaves less disposable 
income which ultimately impacts upon the standard of living of households. 
 

3. Key Demographic Trends 
 
A demographic analysis has been conducted to identify the existing and likely housing 
issues facing the Shire.  The analysis has identified key demographic trends which will 
need to be taken into account as part of future land use planning policy for The Hills 
Shire. 
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Smaller Household Size 
The average household size within The Hills Shire has been declining continually for the 
past 30 years and has reduced from 3.16 to 3.08 between 2006 and 2011.  Between 
1991 and 2011 the percentage of 1 and 2 person households increased by 3.5% and 
5.8% respectively.  On the other hand the percentage of households with three (3) or 
more people has reduced from 68.9% to 59.5%.  It is projected that in the medium to 
long term the average occupancy rate will reduce to below 3 persons per household.  As 
this trend continues there will be gradual increase in demand for a greater diversity of 
housing options. 
 
Household Diversity 
The change in the composition of households within The Hills Shire between 1991 and 
2006 are shown in the following graph. 
 

 
Figure 5 

Household Types – The Hills Shire 
 
As can be seen there has been a gradual decline in the proportion of couples with 
children and a corresponding increase in the proportion of households containing a lone 
person or couples without children.  Over time this trend will increase demand for a 
wider variety of dwelling types and sizes. 
 
Country of Birth 
In 2011 the proportion of The Hills Shire residents that were born overseas was 32.6% 
with 24.4% originating from non-English speaking backgrounds.  The largest changes in 
countries of origin between 2001 and 2011 were as follows: 
 

 China (+3,810 persons); 
 India (+2,497 persons); 
 South Korea (+1,360 persons); and 
 Sri Lanka (+1,158 persons). 

 
The following graph shows the key changes in birthplace of residents within The Hills 
Shire between 2001 and 2011. 
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Figure 6 

Change in Birthplace – The Hills Shire (2001-2011) 
 
 
Aging Population 
Between 1996 and 2011 the median age of residents within The Hills Shire increased 
from 34 to 38.  The following figure shows the trend in the age structure from 1996 to 
2011.  Of particular note is the significant decline in the proportion of residents aged 
between 25 and 34 which reduced from 19.59% in 2001 to 16.94% in 2011. 
 

 
Figure 7 

Age Structure – The Hills Shire 
 
Similar to broader national trend, the life expectancy of residents within The Hills Shire is 
increasing.  The proportion of residents aged over 60 has increased by 5.42% from 
12.25% in 2001 to 17.66% in 2011.  In order to address the issue of an aging 
population it is essential that a variety of home options are provided that suit the needs 
of elderly people and those that wish to down-size and age in place. 
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Loss of Young Adults 
As could be seen in the age comparison graph, The Hills Shire has continued to 
experience a decline in the proportion of young adults.  The continual decline in the 
proportion of residents within this age group could partially be attributed to the high cost 
of housing, where these residents are forced into other more affordable locations to seek 
housing options.  In addition to housing affordability, there are a number of other 
possible reasons for the decline in this bracket, including the location of tertiary 
education facilities and a desire for people within this age group to live within other 
areas which contain a higher proportion of young adults. 
 

4. Housing Diversity 
 
Within The Hills Shire the proportion of medium or high density dwellings increased from 
15% to 16% between 2006 and 2011.  Whilst there has been a minor increase in the 
proportion of medium and high density housing within The Hills Shire, the overall 
proportion is still considerably low when compared with the dwelling structure of the 
Greater Sydney Region where approximately 40% of dwellings are either medium or 
high density.  In addition to this approximately 61% of all dwellings within the Shire 
contained four (4) or more bedrooms.  This is considerably high when compared to the 
Greater Sydney Region where the proportion of dwellings with four (4) or more 
bedrooms was 28%.  The following graphs provide a snapshot of the dwelling structure 
and number of bedrooms per dwelling within The Hills Shire compared to the Greater 
Sydney Region. 
 

 
Figure 8 

Dwelling Structure 2011 (profile.id) 
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Figure 9 

Number of Bedrooms 2011 (profile.id) 
 
There is a significant variation between the average number of bedrooms within The Hills 
Shire and the Greater Sydney Region.  This is likely the result of the larger proportion of 
detached dwelling within the LGA which comprise 83.5% of the dwelling stock compared 
with the Greater Sydney Region where the detached dwellings make up 59% of all 
dwellings. 
 
The average household size (persons per household) within The Hills Shire is much 
larger that the Greater Sydney Region with approximately 60% of all households 
containing three (3) or more occupants.  By contrast only 46.7% of dwellings within the 
Greater Sydney Region contain three (3) or more occupants.  In addition to this there is 
a larger proportion of high income households (those earning $2,500 per week or more) 
and a lower proportion of low income households (those earning less than $600 per 
week).  Accordingly, it is also understandable that The Hills Shire has a higher proportion 
of detached houses with four (4) or more bedrooms as the residents generally have the 
financial capacity to afford this form of housing. 
 
Whilst the housing stock is generally appropriate to meet the needs and expectations of 
its existing residents, there will be a growing need to provide a greater diversity of 
housing options as the population within the Shire continues to grow and live longer.  
Through its land use planning policy Council has maintained a planned and deliberate 
approach to managing urban growth.  This includes the identification of high density 
areas within precincts that show capacity to accommodate further growth with the result 
being increased population around town centres and major transport nodes. 
 
As there will be a greater proportion of higher density development Council will need to 
ensure that the type of dwellings being delivered are appropriate to meet the needs and 
expectations of future residents.  In order to ensure that housing within the LGA is 
affordable it is imperative that there is an appropriate diversity of housing options in the 
marketplace.  Recent planning policy by the State has sought to increase housing 
diversity by mandating smaller apartments and houses as a measure to reduce the cost 
of housing and counter the disproportionately large number of detached houses within 
the market.  However it is considered that this position has led to the perception that the 
solution to the housing affordability issue is simply to construct smaller dwellings. 
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The above position is not supported as it is considered that a diversity of housing in new 
and established areas can help to meet the various needs of residents.  Whilst smaller 
apartments should be provided to meet the needs of a certain demographic within the 
market, moderate and larger apartments should also be provided to alleviate demand on 
the smaller and more affordable housing options.  If moderate and larger apartments are 
not provided those who desire and have the financial capacity to purchase a larger 
apartment will be forced into purchasing a smaller apartment.  This will have the effect 
of increasing the demand and value of the smaller apartments which will impact on the 
capacity of lower income earners to enter into the housing market. 
 
In the long term as Sydney and The Hills Shire grow, high density housing is going to 
play an increasingly important role in supporting population growth.  In order to 
accommodate this population, planning policy should be framed in a manner which 
ensures that these places become a highly desirable lifestyle choice for future residents.  
In order for this to occur there must be diversity of choice in both apartment sizes and 
also apartment mix. 
 

5. Proposed Controls 
 
Whilst there are a number of factors which impact on housing affordability and the price 
of housing, it is important that the type of housing being provided is appropriate to meet 
the needs of all future household types and incomes.  In order to achieve this, draft 
apartment mix and size controls have been prepared.  The draft amendments to The 
Hills Development Control Plan 2012 are included as attachments to this report.  The 
draft controls and the methodology supporting the controls are provided below. 
 
Apartment Mix 
With respect to apartment mix an assessment of apartment types (number of bedrooms) 
based on ABS 2011 data has been undertaken for households within 800 metres of other 
transit centres within the Greater Sydney Region.  The centres were measured from each 
railway station and included land zoned for either mixed use or high density residential 
development.  The analysis found the following: 
 

 The percentage of one (1) bedroom dwellings ranged between 10-25% compared 
with the 7.3% average for the Greater Sydney Region. 

 The percentage of two (2) bedroom dwellings ranged between 43-77% compared 
with the 23.9% average for the Greater Sydney Region. 

 The percentage of dwellings with three (3) or more bedrooms ranged between 
13-40% compared with the 62.9% average for the Greater Sydney Region. 

 
It is considered appropriate that high density development within locations which have 
access to high frequency public transport services should comprise a mix of apartments, 
consistent with the mix provided at other transit centres.  In this regard it was 
recommended that the following controls be implemented: 
 

 No more than 25% of the dwelling yield is to comprise either studio or one (1) 
bedroom apartments; and 

 No less than 10% of the dwelling yield is to comprise apartments with three (3) 
or more bedrooms.  

 
Apartment Size 
In determining the most appropriate distribution of apartment sizes an analysis of the 
weekly income of households within The Hills Shire based on ABS 2011 data has been 
undertaken.  The average weekly household incomes of residents within the Hills Shire 
are included within the following table. 
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Weekly income Income Bracket Income Bracket (%)
Negative Income/Nil - $599 Very Low 11.6
$600-$1,249 Low 17.9
$1,250-$2,499 Moderate 30.3
$2,500 -$3,499 High 24.8
$3,500 or more Very High 15.4

Weekly Household Income - The Hills Shire (2011)

 
Table 2 

Weekly Household Income (The Hills Shire) 
 
Based on the above household income brackets the following key points are noted. 
 

 29.5% of households were in the very low and low income brackets (Nil to 
$1,249 per week);  

 30.3% of households were in the moderate income bracket ($1,250 to $2,499 
per week); and 

 40.2% of households were in the high and very high income bracket ($2,500 or 
more per week). 

 
The above brackets have been identified by the Centre for Affordable Housing as a factor 
in assessing affordability.  As can be seen there is a distinct range of household incomes 
within the Shire and accordingly the diversity of apartment sizes should be provided to 
reflect range of household incomes. 
 
For residential flat developments (containing 30 or more apartments) three (3) distinct 
apartment size categories have been identified.  The Type 1 category consist of the 
‘affordable housing’ sizes as recommended within SEPP 65, the Type 3 category consists 
of Council’s existing apartment size controls, and the Type 2 category is generally a mid-
point between Types 1 and 3 size categories. 
 

Apartment Size Category Apartment Size Source

1 bedroom 50m2

2 bedroom 70m2

3 or more bedrooms 95m2

1 bedroom 65m2

2 bedroom 90m2

3 or more bedrooms 120m2

1 bedroom 75m2

2 bedroom 110m2

3 or more bedrooms 135m2

Mid-Point

Type 3

The Hills DCP 2012

Type 1

Affordable Housing (SEPP 
65)

Type 2

 
Table 3 

Apartment Size Categories 
 
It is recommended that the breakdown of apartment sizes reflect the distribution of 
household incomes as detailed below. 
 

 Type 1 apartments shall not exceed 30% of the total number of 1, 2 and 3 
bedroom apartments. 
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 Type 2 apartments shall not exceed 30% of the total number of 1, 2 and 3 
bedroom apartments. 

 All remaining apartments are to comply with the Type 3 apartment sizes. 
 
The above controls are considered to be consistent with Principle 9 of SEPP 65 as it will 
provide a diverse range of apartment types and will contribute toward housing 
affordability.  The Residential Flat Design Guide recommends that if council chooses to 
standardise apartment sizes, a range of sizes that do not exclude affordable housing 
should be used.  The recommended apartment size controls are consistent with this 
recommendation as it permits up to 30% of the apartments at the rate recommended by 
the Affordable Housing Service, within the Residential Flat Design Code. 
 
Any application for development which comprises an apartment mix which considerably 
varies from this mix would be inconsistent with Principle 9 and on this basis it is unlikely 
that approval would be granted.  Providing for a mix of apartment types and sizes is 
about making sure we have supply, diversity and housing stock to meet the desires of 
our current and future residents. 
 
For residential flat developments containing less than 30 apartments it is recommended 
that the existing apartment size within The Hills Development Control Plan 2012 apply as 
follows. 
 

• 1 bedroom apartment – 75m2; 
• 2 bedroom apartment – 110m2; and 
• 3 or more bedroom apartment – 135m2. 

 
The rationale for this is that larger development sites, containing 30 or more 
apartments, generally have capacity to provide high quality communal facilities on-site 
to off-set any potential amenity impact resulting from smaller apartment sizes.  Sites 
containing less than 30 apartments generally do not have the capacity to provide such 
facilities and for this reason the apartment size requirements should remain to ensure 
that the amenity of future residents is not negatively impacted. 
 
CONCLUSION 
The draft controls will ensure that the type of high density housing which is provided 
within The Hills Shire is appropriate to meet the needs of all future residents.  The draft 
controls have been prepared having specific regard to Principle 9 of SEPP 65 and will 
facilitate diverse housing options to improve housing affordability.  Following the public 
exhibition period, a further report that addresses the outcomes of the exhibition will be 
presented to Council.  The outcome of this review will support a request to the Minister 
for Planning for an exemption to Clause 30A of State Environmental Planning 65. 
 
IMPACTS 
Financial 
This matter has no direct financial impact upon Council's adopted budget or forward 
estimates. 
 
The Hills Future - Community Strategic Plan 
Council’s Community Strategic Direction identifies the community’s vision for the Shire 
and outlines how Council will align its delivery of services and facilities to support this 
vision.  Council’s vision is for ‘proactive leadership creating vibrant communities, 
balancing urban growth, protecting our environment and building a modern local 
economy’.  The proposal is consistent with the following outcomes: 
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 Balanced Urban Growth – Safe, convenient and accessible transport options that
enable movement through and within our Shire; and 

 Balanced Urban Growth – Responsible planning facilitates a desirable living
environment and meets growth targets. 

RECOMMENDATION 
The Draft The Hills Development Control Plan 2012 (Part B Section 5 – Residential Flat 
Buildings, Part D Section 6 – Rouse Hill Regional Centre, Part D Section 8 – Norwest 
Residential Precinct, Part D Section 12 – Carlingford Precinct, Part D Section 14 – Target 
Site Corner Windsor Road and Seven Hills Road, Baulkham Hills) be publicly exhibited. 

ATTACHMENTS 
1. Analysis of Property Market Trends and Housing Affordability (7 pages)
2. Draft The Hills Development Control Plan 2012 (Part B Section 5 – Residential Flat

Buildings) (30 pages)
3. Draft The Hills Development Control Plan 2012 (Part D Section 6 – Rouse Hill

Regional Centre) (77 Pages)
4. Draft The Hills Development Control Plan 2012 (Part D Section 8 – Norwest

Residential Precinct) (38 Pages)
5. Draft The Hills Development Control Plan 2012 (Part D Section 12 – Carlingford

Precinct) (59 pages)
6. Draft The Hills Development Control Plan 2012 (Part D Section 14 – Target Site

Corner Windsor Road and Seven Hills Road, Baulkham Hills) (37 Pages)



ORDINARY MEETING OF COUNCIL 08 JULY, 2014 

Analysis – Property Market Trends and Housing Affordability 

Market Trends 
Over the past 18 months the value of property within the Sydney market has risen 
substantially. According to statistics released by the Australian Bureau of Statistics 
(ABS), Sydney continues to drive residential property price increases. The Residential 
Property Price Index (RPPI) for Sydney rose 2.3% in the March quarter 2014 with 
established house prices for Sydney rising by 2.4% and attached dwellings rising by 2%. 
In the 12 months to March 2014 house prices rose by 15.2% which was the largest 
increase of all of the capital cities. A comparison of the yearly house price growth for all 
of the Australian capital cities is included within the following figure. 

Figure 1 
Yearly House Price Growth (ABS 2014) 

The major cause of the rise in real property values is the record low interest rates which 
are impacting on the housing markets within all of Australia’s capital cities. The official 

interest rate has remained at 2.5% since August 2013 as a measure to stimulate a 
declining economy resulting from the winding down of the mining boom. The effect of 
this has been an increase in overall demand for housing and residential property 
investment. The trend in the official cash rate between 2003 and 2014 is included within 
the following graph. 

Figure 2 
Official Cash Rate (Reserve Bank of Australia) 

Attachment 1
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When analysing the trends in the apartment and townhouse style development it is 
important to observe the Attached Dwelling Price Index (ADPI). This index measures the 
price change of attached dwellings which includes flats, apartments, semi-detached, row 
and terrace houses. The trend in the ADPI, as provided by the ABS, is included within 
the following graph. 

Figure 3 
Attached Dwelling Price Index 

Over the past 10 years the ADPI for Sydney has increased by approximately 30.34%, 
with a 13.7% increase occurring within the 12 months to March 2014. The most recent 
increase of this size occurred in 2009-2010 where the quarterly index increase reached 
between 13-14%. To place the above index into monetary terms, the following graph 
shows the trend in the median price of established dwellings (blue) and attached 
dwellings (red) within the Greater Sydney Region between September 2003 and 
September 2013. Over this period the median price of established dwellings increased 
from $580,000 to $670,000 per dwelling. For attached dwellings the median price 
increased from $371,000 to $540,000 per dwelling.  

Figure 4 
Median Price of Residential Dwellings (ABS) 
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The following graph shows both the mean (average) and median (mid-point) cost of 
residential dwellings with The Hills Shire between March 2009 and March 2014. Since 
2009 the median price of all residential dwellings has increased by approximately 54% 
with a 21% increase occurring over the 12 months to March 2014. An interesting point 
to note is that the median price of residential dwellings within The Hills Shire is 
approximately 20% higher than the median price for established houses within the 
remainder of the Sydney Region.      

Figure 5 
Value of Residential Dwellings 

First Home Buyers 
The rate that residential property values are increasing is progressively pushing first 
home buyers out of the market as they have less financial capacity to purchase. First 
home buyers experience greater difficulty as they are restricted by the cost of saving for 
a deposit, the upfront fees, and generally have limited equity when compared to owner 
occupiers already in the market. The following graph shows the trend in the number of 
first home buyer commitments as a percentage of total owner occupied housing finance 
within New South Wales.  

Figure 6 
Proportion of First Home Buyers (NSW) 
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Within NSW first home buyers have generally averaged around 20% of all house 
purchases. However since the early 2000s the first home buyer market has experienced 
significant instability reaching a monthly peak of 34% in February 2009 and falling to a 
low of 7.5% in the most recent reporting period. As stated by Steven Rowley and Rachel 
Ong in their 2012 report titled Housing Affordability, Housing Stress and Household 
Wellbeing in Australia, ‘this is largely due to rising house prices and government policies 

to stimulate demand, notably the first home owners grant boost’. However, since 
September 2012 there has been a considerable reduction in the proportion of first home 
buyers entering the market, with an average of less than 8%. This is the lowest rate 
experienced pre 1991.   
 
Based on the above trends it is apparent that first time home buyers are turning away 
from the owner occupied market. This could in part be due to the sharp increase in 
property values which has impacted on financial capacity of first home buyers to enter 
the market. It could also the result of property investors taking advantage of the record 
low interest rates. If the low interest rates remain property investors could continue to 
dominant the real estate market as they can use equity from their existing home and 
have greater financial capacity to purchase homes before first home buyers. 
 
With a specific focus on the proportion of first home buyers entering the market within 
the Hills Shire LGA an analysis has been undertaken of the number of First Home Owner 
Grants issued as a proportion of the total residential sales between March 2010 and 
March 2014. The results are included within the following graph. The trend in the 
proportion of first home owners over the period is shown by the red line and the trend in 
the median sale price over the period is shown by the blue line.  
 

 
Figure 7 

First Home Buyers (The Hills Shire LGA)  
 
Between March 2010 and March 2014 there has been considerable instability in the first 
home buyer market of The Hills Shire, which has largely been influenced by progressive 
changes to the First Home Buyers Scheme. Over the period the proportion of first home 
buyers within The Hills Shire property market has reduced from over 50% to 5.21%, 
reaching a low of 3.94% in December 2013. Similar to the broader trend within NSW, 
the proportion of first home buyers entering the residential market within The Hills Shire 
has fallen considerably.  
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Household Debt and Income 

Household Income 
Households within The Hills Shire have a median income of $2,044 which equates to 
$597 more than the median for the Greater Sydney Region. Analysis of household 
income levels in The Hills Shire in 2011 compared to Greater Sydney shows that there 
was a larger proportion of high income households (those earning $2,500 per week or 
more) and a lower proportion of low income households (those earning less than $600 
per week). Approximately 35.9% of the households earned a high income and 10.4% 
were low income households, compared with 23.6% and 18.3% respectively for Greater 
Sydney. The following graph shows the household income brackets within The Hills 
Shire.  

Figure 8 
Weekly Household Income (profile.id) 

Housing Costs  
Household purchasing their dwelling in The Hills Shire have a median mortgage 
repayment of approximately $2,570 which equates to $403 more per month than the 
Greater Sydney Region.  

Analysis of the monthly mortgage repayments of households in The Hills Shire compared 
to Greater Sydney shows that there was a larger proportion of households paying high 
mortgage repayments ($2,600 per month or more), and a smaller proportion of 
households with low mortgage repayments (less than $1000 per month). Overall, 47.3% 
of households within The Hills Shire were paying high mortgage repayments, and 10.1% 
were paying low repayments, compared with 36.0% and 11.9% respectively in Greater 
Sydney Region. A comparison of the monthly loan repayments between The Hills Shire 
and the Greater Sydney Region is included in the following graph.  
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Figure 9 
First Home Buyers (The Hills Shire LGA) 

Housing loan repayment quartiles allow for the comparison of mortgage repayments 
across time. Approximately 43.1% of all households within The Hills Shire fall within the 
highest housing loan repayment quartile (more than $2,854 per month) compared with 
31.8% for the Greater Sydney Region. The mortgage repayment quartiles are included 
within the following graph.  

Figure 10 
Mortgage Repayment Quartiles (profile.id) 

Within The Hills Shire, the total number of households with a mortgage increased by 
2,324 between 2006 and 2011. The most significant change in The Hills Shire during this 
period was in the highest quartile which showed an increase of 1,254 households.  
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Price to Income Ratio 
Income is an important consideration when deciding on a household's capacity to make 
loan repayments in full and on time. The price-to-income ratio gives an indication of the 
relative expense of a home for a typical household by comparing the median housing 
price and median income.  

The Demographia International Housing Affordability Survey ranks urban housing 
markets into four (4) categories based on their ‘median multiple’ score (median house 
price divided by the median household income), from affordable (3.0 and under) to 
moderately unaffordable (3.1 to 4), seriously unaffordable (4.1 to 5.0) to severely 
unaffordable (5.1 and over). The median multiple is widely used for evaluating urban 
markets. In the most recent survey all of the major markets of Australia, New Zealand, 
Hong Kong and Singapore were severely unaffordable. Sydney was identified as a 
‘severely unaffordable’ market and was allocated a score of nine (9) which was the worst 
performing city in Australia.  

When compared with other overseas markets all of Australia’s major cities performed 
very poorly. Whilst there are a number of factors which impact on mortgage repayments 
and household debt levels, the median multiple method provides an indication on the 
general affordability of housing. When the housing prices increases the proportion of 
household income that must be allocated to mortgage repayments also increases. This 
reduces housing affordability as higher cost of housing leaves less disposable income 
which ultimately impacts upon the standard of living of households. 
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	1. INTRODUCTION
	1.1. LAND TO WHICH THIS SECTION OF THE PLAN APPLIES
	1.2. STATE ENVIRONMENTAL PLANNING POLICY NO. 65 (SEPP 65) – DESIGN QUALITY OF RESIDENTIAL FLAT DEVELOPMENT

	2. AIMS AND OBJECTIVES OF THIS SECTION OF THE DCP
	Objectives
	(i) Encourage a high standard of aesthetically pleasing and functional residential flat building developments that sympathetically relate to adjoining and nearby developments.
	(ii) Ensure that development will not detrimentally affect the environment of any adjoining lands and ensure that satisfactory measures are incorporated to ameliorate any impacts arising from the proposed development.
	(iii) Encourage innovative and imaginative designs with particular emphasis on the integration of buildings and landscaped areas that add to the character of the neighbourhood.
	(iv) Provide high levels of amenity and safety for future residents of any residential flat building development.
	(v) To ensure that residential flat building developments incorporate the principles of Ecologically Sustainable Development.

	3. OBJECTIVES AND DEVELOPMENT CONTROLS
	 Part C Section 1 – Parking
	 Part C Section 2  – Signage
	 Part C Section 3 – Landscaping
	 Part C Section 4 – Heritage
	 Part C Section 6 – Flood Controlled Land
	3.1. SITE REQUIREMENTS

	Objectives
	(i) To ensure development sites have sufficient areas to provide adequate access, parking, landscaping and building separation.
	(ii) To provide for the orderly development of residential land through the consolidation of lots.
	(iii) To ensure development on a particular site has due regard to adjoining developments in accordance with Council’s ESD objective 7.

	Development Controls
	(a) The minimum road frontage requirement is 30 metres.
	(b)  Development sites shall not be accessed via a right of way and/or access handle. Access driveways should be centrally located within any proposed residential flat building development site.
	(c) A residential flat building development shall not isolate adjoining lots so that they are incapable of multi dwelling housing development, meaning there will be insufficient area to meet the minimum site area requirement in Clause 4.1A Minimum lot...

	Submission Requirements
	 Site plan
	 Location and general description of any adjoining developments.
	3.2. SITE ANALYSIS

	Objectives
	(i) To encourage a comprehensive approach to site planning, design and assessment of development.
	(ii) To facilitate assessment of how future buildings relate to their immediate surroundings and each other.
	(iii) To facilitate development of a design that minimises the negative impacts on the amenity of adjoining commercial or residential development in accordance with Council’s ESD objective 7.
	(iv) To ensure development is compatible with land capability.
	(v) To ensure during consideration of the site layout and design, that disturbance to the natural environment is minimised in accordance with Council’s ESD objective 4.

	Development Controls
	(a) Development is to be designed to respect site constraints such as topography, drainage, soil landscapes, flora, fauna and bushfire hazard.
	(b) Development on land adjoining bushland reserves should incorporate measures (such as setbacks and buffers) to prevent any impact on the reserves.
	(c) Development is to be sited so as to minimise the impact of the development on the amenity of adjoining residences while recognising the character of the area.
	(d) Siting of development is to take into account solar passive design principles.

	Submission Requirements
	 Site Analysis. An example of a site analysis diagram is shown in Figure.1. The site analysis provided at pre-lodgement stage must include an Isometric Drawing as shown in Figure 2.
	 An isometric drawing must be drawn to the same scale as the Site Plan and Site Analysis (1:500 or 1:1000), and include the following:
	- Contours clearly marked – natural and man-made differentiated;
	- Street patterns clearly identified;
	- Proposed common areas;
	- Proposed main entrances/exits; and
	- Proposed landscaped treatments/features.
	3.3. SETBACKS – BUILDING ZONES

	Objectives
	(i) To provide setbacks that complement the setting and contributes to the streetscape and character of the street while allowing flexibility in siting of buildings.
	(ii) To ensure that the space in front of the building is sufficient to permit landscaping that will complement the building form and enhance the landscape character of the street.
	(iii) Side and rear setbacks are to be proportioned to the slope of the site having regard to the height and relationship of the buildings on adjoining properties.
	(iv) The setbacks of proposed buildings are to minimise any adverse impacts such as overshadowing and privacy on adjacent and adjoining properties.
	(v) To ensure placement of buildings takes into account the retention and protection of existing trees.

	Development Controls
	(a) Where trees are identified in the site analysis and are located within the 10 metre front setback, 8 metre rear setback and 6 metre side setback, the Building Zone boundaries will be set so that all buildings are 5 metres from the trees or clear o...

	Development Controls
	(a) Except where a greater setback is required to satisfy Building Zone Consideration No 1 -Setbacks to Protect Trees, the setbacks shall be in accordance with Table 1.
	(b) Additional setback will be applied to sloping sites as calculated below:
	(c) Building closer to the side boundary may be permissible, subject to ensuring there is no unreasonable adverse impact on the privacy or solar access of adjoining properties.
	(d) No balcony shall protrude into the setback area.
	3.4. BUILDING HEIGHTS

	Objectives
	(i) To ensure that buildings reflect the existing landform of the neighbourhood, including ridgelines and drainage depressions.
	(ii) To protect privacy and amenity of surrounding allotments and residential development in accordance with Council’s ESD objective 7.
	(iii) To minimise overshadowing of adjoining properties.

	Development Controls
	(a) Developments on sloping sites are to be stepped so that the ground floor does not exceed one metre above natural ground level immediately below any point on the ground floor.
	(b) The floor level of any residential room must be no lower than one metre below natural ground level.
	(c) No building shall contain more than 4 storeys above natural ground level.

	Submission Requirements
	 Shadow diagrams
	3.5. BUILDING SEPARATION AND TREATMENT

	Objectives
	(i) To ensure privacy within buildings.
	(ii) To avoid overlooking of living spaces and private open space.
	(iii) To minimise the visual impact of residential flat building developments by minimising the bulk and scale of residential flat buildings and promoting suitable landscaping between buildings.

	Development Controls
	(a) The minimum separation between buildings is 12 metres.
	(b) The space between buildings must be capable of extensive landscaping utilising deep rooted planting. In cases where underground parking limits the soil depth, landscape beds/tubs to provide additional soil depth, must be provided. Larger trees /sh...
	3.6. LANDSCAPE AREA

	Objectives
	(i) To provide a satisfactory relationship between buildings, landscaping areas and adjoining developments.
	(ii) To minimise stormwater runoff and provide the opportunity for on-site groundwater recharge in accordance with Council’s ESD objective 3.
	(iii) To ensure a high standard of environmental quality of residential flat building developments and the overall visual amenity and character of the neighbourhood.
	(iv) To ensure that landscaped areas can be efficiently maintained.
	(v) To ensure that existing trees are given every opportunity to be incorporated into the final design.
	(vi) To ensure a satisfactory relationship between buildings and open spaces.
	(vii) To ensure that vegetation removed as a part of the land development process is replaced by suitable indigenous species in accordance with Council’s ESD objective 4.
	(viii) To avoid the creation of drainage and runoff problems though minimising the amount of impervious area.
	(ix) To minimise bulk and scale of the development.

	Development Controls
	(a) The landscape area shall be a minimum of 50% of the area of the site.
	Such areas shall exclude building and driveway areas.  Terraces and patios within one metre of natural ground level will be included in landscape area, including common open space above basement car park provided the area is grassed and suitably lands...
	(b) Landscaped areas must have minimum dimensions of 2 metres.  Areas less than 2 metres in width will be excluded from the landscape area calculation.
	(c) Existing trees and vegetation should be preserved especially those in the front setback. The existing tree canopy should be retained and enhanced wherever possible.
	(d) All setbacks and any above ground car parking areas are to be landscaped and maintained to a high standard.
	(e) Landscaping is to be provided in accordance with the provisions set out in Part C Section 3 - Landscaping of this DCP.
	(f) Landscape treatments are to harmonise with building designs. They should reflect the scale of the building and should consist of trees, shrubs, groundcovers and grass.
	(g) Native species are to be used to maintain a strong natural theme for the neighbourhood and owing to their low maintenance characteristics, relative fast growth, aesthetic appeal and suitability to the natural habitat.
	(h) The landscape design should take into consideration the safety of residents and permit natural surveillance of common areas and pathways.

	Submission Requirements
	 Landscape Plan
	3.7. BUILDING LENGTH

	Objectives
	(i) To reduce the visual bulk and scale of residential flat building developments.
	(ii) To ensure that developments will enhance and contribute to the streetscape and desired character of the future and existing neighbourhood.

	Development Control
	(a) The maximum linear length of any residential flat building is to be 50 metres.
	3.8. BUILDING DESIGN AND STREETSCAPE

	Objectives
	(i) To ensure residential flat building development of a high standard based on appropriate building design and attention to detail, which integrates suitably into the existing or future urban environment.
	(ii) To achieve residential flat building developments that is of a high standard of design and construction in terms of both internal and external appearance.
	(iii) To ensure that developments are aesthetically pleasing, encourage creativity and diversity in design, incorporating architectural relief and modulation of facades to avoid a bulky or monotonous appearance.
	(iv) To ensure the appearance of residential flat building developments enhance the streetscape, complement adjoining and surrounding development in terms of scale and character.

	Development Controls
	(a) Applicants must refer to Council’s “Multi-Unit Housing: Urban Design Guidelines, 2002” which have been adopted by Council as a guide for the design of residential flat building development.
	(b) Designs must be in harmony in terms of form, mass, colour and structure with the existing and likely future development in the street.
	(c) The siting and design should seek to ensure a clear definition of the street edge and reinforce street corners. Building lines together with landscaping treatments should distinguish the public and private realms.
	(d) Developments must not be repetitive in design and should incorporate harmonious variations into design features such as verandas, entrances, facades etc.

	Walls and Rooflines
	(e) Walls should be articulated in plan and section to reduce building bulk.
	(f) Walls should comprise a variety of colours to reduce monotony and add variety to the streetscape.
	(g) Walls should incorporate windows to enhance façade appearance.
	(h) Walls and roofs are the major elements that determine the development form, scale and bulk.  Carefully designed walls with well-balanced vertical and horizontal proportions play a significant role in establishing the character of the development a...
	(i) Break up large horizontal facades, whether walls or roofs, into smaller sections of no longer than 10 metres, with careful consideration given to materials and colours.
	(j) Enhance the façade through the use of well-proportioned and balanced projections and recesses.
	(k) Provide architectural features in the façade that give human scale at ground floor level, such as entry porches, pergolas and so on.

	Garages
	(l) Any visible garage walls should be comprised of more than one material and colour to enhance visual attractiveness and interest.
	(m) Any ground level car parking, garages and/or basement garage doorways should be concealed or screened by planting from the street and public view, as much as possible.

	Entrances
	(n) Entrances to residential flat buildings should be clearly visible from the public and semi-public areas.  Lighting should be provided for safety at night. These entries contribute to the streetscape and character; therefore, they need to be consid...
	(o) Building entries should be readily apparent from the street and clearly visible from inside the dwelling to improve casual surveillance.
	(p) The space around the building entrance should be sufficiently large to stand out and have a distinctive architectural form.
	(q) Site entries should be distinctive, attractive and welcoming.
	(r) Provide sheltered transitional areas around building entries.
	(s) All ground floor dwellings should have their own entry at ground level.
	(t) Building entries should be visible from, or address, the site front boundary. Building entries in walls should be clearly delineated and observable from the driveway.
	Views and Siting
	(u) Siting of the building is to take advantage of any views to nearby/adjoining landscaped open space or any public reserve.
	(v) The siting and design of dwellings should also take advantage of any views to open space, public reserves and bushland to promote natural surveillance and to enhance the visual amenity of residents. Blank courtyard walls along boundaries shared wi...
	(w) Dwellings that have courtyards facing a street or public place should be avoided. Where other design constraints dictate the need for a fence facing a public street or space. The design must comply with the controls specified in section 3.27 - Fen...

	Submission Requirements
	 Elevations Plans.
	 Design verification as required by SEPP 65 (Refer to section 1.2).
	3.9. URBAN DESIGN GUIDELINES

	Objectives
	(i) To encourage urban design principles which reinforce the character of the precinct.
	(ii) To ensure that future development responds to and is compatible with the landscape, topography and visual setting of the area.
	(iii) To promote a built form of high architectural quality which compliments existing streetscape character and improves the amenity of public space.

	Development Controls
	(a) Applications must demonstrate conformity with “Baulkham Hills Multi Unit Housing – Urban Design Guidelines, 2002” which has been adopted by Council as a guide for the design of residential flat buildings. This document also details desired future ...

	Submission Requirements
	 Provide a detailed statement, which addresses the “Baulkham Hills Multi Unit Housing – Urban Design Guidelines 2002,” – Section 6 - Precinct Character Statements and Section 7 - Sub- Precinct Character Statements.
	3.10. DENSITY

	Objectives
	(i) To ensure residential flat building development does not over-tax existing services and facilities.
	(ii) To provide opportunities for a suitable density housing form that is compatible with the existing surrounding development.

	Development Controls
	(a) The maximum population density permitted is 175 persons per hectare with a desirable range between 150-175 persons per hectare. The density is based upon the occupancy rates in Table 2:

	Submission Requirements
	 Provide details of the proposed density of the development.
	3.11. UNIT LAYOUT AND DESIGN

	Objectives
	(i) To ensure that individual units are of a size suitable to meet the needs of residents.
	(ii) To ensure the layout of units is efficient and units achieve a high level of residential amenity.
	(v) To ensure designs utilise passive solar efficient layouts and maximise natural ventilation.

	Development Controls
	Apartment Mix
	Residential Flat Development (less than 30 units)
	(c) The minimum internal floor area for each unit, excluding common passageways, car parking spaces and balconies shall not be less than the following:
	Residential Flat Development (30 or more units)
	All Residential Flat Buildings
	(h) Unit layouts that achieve the following are required:-
	 Minimise corridors/circulation space and avoid dormant areas with little or no natural surveillance;
	 Permit sunlight access;
	 Achieve cross ventilation; and
	 Protect the visual and acoustic privacy of residents.
	 Four (4) hours of direct sunlight is available for windows of primary living areas between 9am and 3pm on 21 June; and
	 Adequate ventilation can be achieved.
	(j) Floor to ceiling height must be in accordance with Building Code of Australia requirements. Where deeper floor plans are used higher floor to ceiling heights are encouraged to increase penetration of sunlight and air.

	Submission Requirements
	 Site plan.
	 Dimensioned development application plans including a schedule of floor areas for each dwelling. For developments containing 30 or more apartments the schedule is to specify the apartment size category for each apartment.
	3.12. BUILDING MATERIALS

	Objectives
	(i) To promote integrated, visually harmonious and attractive buildings in residential areas.
	(j) To encourage the use of renewable, energy efficient materials that are durable and cost effective in accordance with Council’s ESD objective 5.
	(iii)To reduce waste generation and wastage of resources in accordance with Council’s ESD objective 6.
	(iv) To encourage consideration of the long-term impact of the production and use of materials used in construction of the development.

	Development Controls
	(a) All building construction must comply with the Local Government Act 1993 Local Government Regulations and the Building Code of Australia.
	(b) Building materials and appearance play a significant role in establishing the character of new development.  Consideration should be given to the existing character and streetscape in the design of new development. A mix of materials (at least two...
	(c) Choice of materials should be based on consideration of both their environmental and economic costs.
	(d) Buildings materials should be selected carefully so as to reflect and complement the existing character of the street.
	(e) Graffiti resistant materials should be used in areas that are accessible by the general public and communal areas within the development.
	(f) Ensure that colours used are visually pleasing to the viewer and reflect the predominant colours in the area.
	(g) Avoid the use of materials and colours that would cause excessive glare.
	(h) The following factors must be considered when selecting materials:
	 Suitability for the purpose;
	 Durability;
	 Long term appearance;
	 Local environmental impacts;
	 Broader and longer term environmental impacts; and
	 The quantity of material required.
	(i) Avoid materials that are likely to contribute to poor internal air quality such as those generating formaldehyde or those that may create a breathing hazard in the case of fire (e.g. polyurethane).
	(j) Select materials that will minimise the long-term environmental impact over the whole life of the development.
	(k) Preference is to be given to materials derived from renewable sources or those that are sustainable and generate a lower environmental cost, recycled material or materials with low embodied energy, better lifecycle costs and durability. For exampl...

	Submission Requirements
	 Schedule of materials.
	 Streetscape Perspective of proposed development including landscaping.
	3.13. OPEN SPACE

	Objectives
	(i) To provide open space for recreation and for use by residents within residential flat buildings.
	(ii) To enhance the quality of the built environment by providing opportunities for landscaping.

	Objectives
	(i) To provide private outdoor living space that is an extension of the dwelling for the enjoyment of residents.
	(ii) To provide private outdoor living space that receives a reasonable quantity of sunshine during all months of the year.

	Development Controls
	(a) Private open space must be readily accessible from living areas of dwelling units.
	At Ground Level:
	(b) For dwellings with ground level access private open space shall be provided with a minimum width of 4 metres and depth of 3 metres.
	(c) This private open space shall be provided within one metre of natural ground and may be included as part of the minimum landscape area requirements.
	(d) Private (ground level) open space areas shall be enclosed with a wall/fence or landscape screen with an effective height of 1.8 metres from the finished ground level.
	(e) The design of the building and landscaping treatment should ensure the privacy of these ground level spaces. Enclosing screen walls or fences shall be designed to ensure privacy, both from communal open space or access ways and from dwellings and ...
	(f) Design techniques that protect the privacy of the courtyards by restricting overlooking from above are also encouraged. Potential techniques are shown in Figure 9 below.
	(g) In order to provide useable open space to dwellings above ground level, any balcony or terrace shall have a minimum area of 10m2 and a minimum depth of 2.5 metres.

	Objectives
	(i)  To provide a functional open space area within the development for the informal recreation of all residential flat building residents and children’s play.
	(ii)  To provide opportunities for additional landscaping and retention of any significant features that add to the amenity of the site in accordance with Council’s ESD objective 4.

	Development Controls
	(a) In order to provide for the recreational needs of the residents a common open space area is to be provided in a singular large parcel. Such open space area is to include opportunities for both active and passive recreation facilities (i.e. equipme...
	(b) Large developments (greater than 20 dwellings) shall consider provision of a swimming pool, common room and hard stand outdoor play area.
	(c) The common open space is to be centrally located and such area shall be capable of surveillance from at least two dwellings for safety reasons.
	(d) The orientation and location of the open space should also take into consideration opportunities to maximise solar access to the open space during winter. It must receive at least four hours of sunlight between 9am and 3pm on 21 June.
	(e) The area provided shall be equivalent to the rate of 20m2 per dwelling.
	(f) Common open space must be sufficient in size to enable it to be used for recreational activities, or be capable of growing substantial vegetation.
	(g) Common open space must be designed in conjunction with pedestrian pathways.

	Submission Requirements
	 Plans are to indicate those areas including dimensions of any part of the site to be used for private and common open space.
	3.14. SOLAR ACCESS

	Objectives
	(i) To orient the development in a way that best allows for appropriate solar access and shading.
	(ii) To maximise natural lighting to internal living and open space areas in winter and provide adequate shading to internal areas and private open space during summer to improve residential amenity.
	(iv) (iii) To ensure no adverse overshadowing of adjoining allotments/developments.

	Development Controls
	(a) Orient and design buildings to maximise the number of dwellings with direct sunlight where possible. Ideally, face the long axis of the development up to 30 degrees east and 20 degrees west of true north. This is illustrated in Figure 10.
	(b) Face living spaces to the north wherever possible.
	(c) Narrow footprint buildings and split level floor plans permit good solar access (Refer to Figure 9).
	(d) Main windows should have suitable shading or other solar control to avoid discomfort (shutters/blinds/screens/retractable awnings).
	(e) Use horizontal shading devices (for north facing windows) including eaves, verandas, pergolas, awnings and external horizontal blinds to allow low summer sun whilst providing shade from high summer sun.
	(f) East and west facing windows can cause excess heat in summer. Minimise the size of east and west facing windows, or consider external vertical shading devices such as vertical blinds, blade walls and thick vegetation.
	(g) Shading elements are to be integrated into the overall elevation design.

	Development Controls
	(h) The common open space area must receive at least four hours of sunlight between 9am and 3pm on 21 June.
	(i) Buildings must be designed to ensure that adjoining residential buildings and the major part of their landscape receive at least four hours of sunlight between 9am and 3pm on 21 June.

	Submission Requirements
	 Shadow Diagrams
	3.15. VENTILATION

	Objectives
	(i) To maximise ventilation flows in each dwelling.
	(ii) To minimise the filtering of cold or warm air through gaps in the construction of each dwelling in accordance with Council’s ESD objective 5.

	Development Controls
	(a) Consider ventilation in early design stages. Figure 10 identifies design options for achieving natural ventilation.
	(b) Consider prevailing breezes in relation to building orientation, window design and internal circulation.
	(c) Place windows to allow for cross ventilation i.e. on opposite sides of the building rather than adjacent walls where possible. These windows are to be lockable in a partly open position.
	(d) Promote air circulation and consider the installation of fans, roof vents, louvered windows and high-level windows to aid air circulation.
	(e) Provide security screen doors at unit entries.
	(f) Minimise air gaps by incorporating door and window seals.
	3.16. LIGHTING

	Objective
	(i) To maximise the use of natural lighting and to minimise the energy consumption of residential flat building developments in accordance with Council’s ESD objective 5.

	Development Controls
	(a) Lighting is to be provided and installed in accordance with the Building Code of Australia.
	(b) Lighting must be adequate to ensure the security and safety of residents and visitors.
	(c) Maximise the use of natural lighting through window placement and skylights.
	(d) In common areas lights are to be time switched and energy efficient fitting should be used.
	(e) Motion detectors are to be used for unit entries, lobbies and outdoor security.
	(f) Incorporate dimmers motion detectors, and automatic turn-off switches where appropriate.
	(g) Provide separate switches for special purpose lights.
	3.17. STORMWATER MANAGEMENT

	Objectives
	(i) To control stormwater and to ensure that residential flat building developments do not increase downstream drainage flows or adversely impact adjoining and downstream properties.
	(ii) To ensure the integrity of watercourses is protected and enhanced in accordance with Council’s ESD objective 4.
	(iii) To provide for the disposal of stormwater from the site in efficient, equitable and environmentally sensible ways in accordance with Council’s ESD objective 3.
	(iv) To provide for on-site detention of site drainage.

	Development Controls
	(a) Drainage easements will be required where the development property does not drain directly into the existing stormwater drainage system or a public road. Development Consent will not be issued until the submission of documents demonstrating the cr...
	(b) Discharge points are to be controlled and treated to prevent soil erosion, and may require energy dissipating devices on steeper topography, to Council’s requirements.
	(c) Where necessary, downstream amplification of existing drainage facilities will be required including Council infrastructure if required.
	(d) Developments within the Upper Parramatta River Catchment must comply with any requirements of the Sydney Catchment Management Authority.
	(e) On-site detention, water recycling, or water quality management systems may be required to Council’s and/or the Sydney Catchment Management Authority and/or the Hawkesbury Catchment requirements, to counteract an increase in stormwater runoff.
	(f) The design of drainage systems is to be in accordance with Council’s Design Guidelines for Subdivisions/ Developments.
	(g) Water Sensitive Urban Design (WSUD) principles shall be employed in the management of the site’s stormwater in terms of water retention, reuse and cleansing. In this regard the drainage design is to include measures to manage the water quality of ...
	(h) On site detention tanks are only permitted in common areas within a proposed development (for example driveways, common open space) and not within private courtyards.

	Submission Requirements
	 Preliminary Engineering Drainage Plans indicating the proposed drainage infrastructure.
	 Details of easements to be created over downstream properties if they do not already exist, including the written concurrence of all the affected landowners.
	- If OSD is required, OSD plans must be submitted with the development application.
	3.18. VEHICULAR ACCESS

	Objectives
	(i) To ensure that vehicles may enter and exit residential flat building developments in a safe and efficient manner in accordance with Council’s ESD objective 7.
	(ii) To maintain the performance of roads that provides an arterial or sub-arterial function in accordance with Council’s ESD objective7.

	Development Controls
	(a) Access to the site is to be in accordance with the requirements within Part C Section 1 – Parking of this DCP.
	(b) Adequate vehicular entry and exit and circulation areas are to be provided. The design must:
	 Provide a safe environment for both pedestrians and vehicles using the site and surrounding road networks;
	 Ensure vehicular ingress and egress to the site is in a forward direction at all times;
	 Provide for service vehicles where possible; and
	 Be designed to minimise the visual impact of hard paved areas.
	(c) The driveway shall be centrally located within the development and be a minimum of 10 metres from any side boundary or street.
	(d) Driveways are to have a minimum width of 6 metres at the property boundary for a distance of 6 metres within the development to ensure easy entry/exit of vehicles.
	(e) Driveway gradients shall be in accordance with Australian Standard – AS 2890.1 – 1993 – Part 1 – Parking Facilities – Off Street Car Parking.

	Submission Requirements
	 Applicants are required to submit plans and details with the development application of proposed vehicular access and circulation for Council's approval. Details must specifically relate to vehicular movement, layout and turning circles.
	3.19. CAR PARKING

	Objectives
	(i)  To ensure that all car-parking demands generated by the development are accommodated on the development site.
	(ii)  To protect the free flow of traffic into and out of residential flat building developments and the surrounding street network in accordance with Council’s ESD objective 7.

	Development Control
	(a) All car parking required by Council shall be provided on-site in accordance with the requirements of Part C Section 1 – Parking of this DCP.
	(b) On site car parking is to be provided at the following rates:
	 1 bedroom unit   1 space
	 2 or 3 bedrooms unit  2 spaces
	(c) Any car parking provided at ground level shall:
	 Comprise lockable single garages with minimum clear dimensions of 5.5 metres x 3.0 metres (exclusive of any storage area) and lockable double garages of 5.5 metres x 5.4 metres exclusive of storage area (not applicable to visitor parking);
	 Be enclosed in a manner that screens the vehicles from the street; and
	 Be separated from any adjoining property boundaries by a 2 metre wide landscaped strip.
	 Must be provided at the rate of 2 per 5 dwellings. The number required will be rounded up to the nearest whole number;
	 Have minimum dimensions of 5.5 metres x 2.6 metres; and
	 Must be made accessible at all times. Where visitor parking is proposed behind security gates, the access to visitor parking must be maintained through the operation of an intercom system installed at or near the gate.
	(g) If the side boundary of any car parking space is a wall or fence or if it is obstructed (i.e. column) so that door opening is restricted 300mm must be added to the width. If the space is obstructed on both sides 600mm must be added.
	(h) Manoeuvring areas to all car parking spaces shall comply with the standards in Part C Section 1 – Parking. The layout must be designed to ensure vehicles utilising any parking spaces can enter and leave the site in a forward direction.
	(i) Parking areas within the front setback are discouraged and in this regard, no more than 2 spaces shall be provided within the setback area.
	(j) Developments in excess of 10 units are to provide pedestrian access from the street separate from the vehicular access.
	(k) Vehicle reversing bays or an alternative arrangement is to be provided at the end of aisles to ensure all parking spaces can be accessed in a satisfactory manner.
	(l) Resident car parking shall be safely secured with any opportunity for unauthorised entry minimised.
	(m) A carwash bay must be provided in accordance with Part C Section 1 - Parking.
	(n) All internal stairs that connect the car parking areas to the residential units are to be accessible only to the residents and their authorised visitors. All fire exits from the car parking areas must be designed to be independent from stairs that...

	Submission Requirements
	 Site Plan showing the number of car parking spaces, calculations and the dimensions of all parking spaces and driveway widths.
	3.20. STORAGE

	Objectives
	(i) To ensure that each dwelling has reasonable private storage space (storage requirements include household items either within the dwelling or in secure garage areas).

	Development Controls
	(a) At least 10m3 must be provided for storage space per dwelling within a lockable garage. It must not encroach into the parking space, and must cover a minimum area of 5m2 with a minimum dimension of 2 metres required. The storage space shall be adj...
	(b) A suitable secure area for storing garden maintenance should be provided.

	Submission Requirements
	 Plans must show the designated storage area for each dwelling.
	3.21. ACCESS AND ADAPTABILITY

	Objectives
	(i) To ensure that developments provide appropriate and improved access and facilities for all persons (consistent with the provisions of Australia Standard AS1428.1-1998).
	(ii) To encourage designers/developers to consider the needs of people who are mobility impaired and to provide greater than minimum requirements for access and road safety.
	(iii) To ensure that building design does not prevent access by people with disabilities.
	(iv) Incorporate design measures that are appropriate to people with disabilities.

	Development Controls
	(a) All units in a building two storeys and above are to b served by a lift, which must be accessible to the front door of each unit.
	(b) Units with a lowest floor level within 1.5 metres of the natural ground must be accessible to the front door of each unit.
	(c) One visitor parking bay and one pick-up and drop-off bay for mobility impaired people must be provided complying with the provisions of AS 2890 for people with a disability additional to the requirements for any visitor parking elsewhere in this DCP.
	(d) At least one unit in development with less than 20 units, or 5 percent of the units in any development of 20 or more units, must be either;
	 An accessible unit to AS 1428 Part 2, suitable for occupation by a wheelchair user; or
	 Meeting Class B adaptability under AS 4299.
	(i) Any toilet provided on the common property must be accessible.
	(j) (j) Any common facilities on the common property must be accessible.
	 Lightweight non-load bearing walls that can be removed to reconfigure rooms;
	 Panels that can be removed to connect adjoining residential flat buildings and cater for larger extended families.

	Submission Requirements
	 Documentation to demonstrate how the objectives and controls are satisfied.
	3.22. PEDESTRIAN / BICYCLE LINKS

	Objectives
	(i) To consider the needs of the residents with particular consideration to access requirements, safety and security.
	(ii) To ensure that appropriate pathways, with high levels of pedestrian amenity are provided for residents in the locality along identified desire lines in accordance with Council’s ESD objective 9.
	(iii) To ensure provision is made for bicycle access and storage in accordance with Council’s ESD objective 9.

	Development Controls
	(a) Access to dwellings should be direct and without unnecessary barriers. There should be no steps between the street frontage and the principle building entrances.
	(b) Clearly defined pedestrian pathways are to be provided between proposed developments and proposed footpaths along sub-arterial roads.
	(c) Multi-unit developments are to have adequate lighting in common and access areas.
	(d) All pathways and ramps should conform to the minimum dimensional requirements set out in AS1428 Part 1-1998 Design for Access and Mobility and AS1428 Part 2–1992 and Council’s Policy “Making Access for All 2002”.
	(e) All surfaces should be stable, even and constructed of slip resistant materials. Any stair nosings should have a distinctive colour and texture.
	(f) Building and unit numbering and all signage is to be clear and easy to understand. International Symbols of Access should be displayed where buildings, crossings, amenities, car parking, pathways and ramps are accessible, as detailed in The Hills ...
	(g) Pathway locations must ensure natural surveillance of the pathway from primary living areas of adjoining units. Dwelling entries must not be hidden from view and must be easily accessible.
	(h) A bicycle lockup facility is to be provided close to the main entry to the building.

	Development Controls
	(a) Where it is possible, a pedestrian link through the site must be provided as part of the development to increase the connectivity of the area for local pedestrians. The following factors should be considered when identifying the most appropriate l...
	 The link must be no less than 3m wide;
	 It should be a straight-line link through the site linking streets or other public spaces; and
	 The link cannot include stairs and any ramps. It must have a reasonable gradient. Refer to AS 1428.1 - 1988 Design for Access and Mobility and supplementary AS 1428.2 - 1992.
	(b) The design and layout of any building adjoining and landscaped spaces adjoining the pathway should ensure there is natural surveillance of the pathway to protect the amenity of users. A solid fence along the boundary of the pathway restricting vie...
	(c) The pedestrian link must be dedicated to Council as a public footway and the footpath, and lighting must be provided at no cost to Council.

	‘Accessible’ used above is defined as follows:
	 An internal accessible path of travel shall comply with AS 1428 Part 1. All security devices, intercoms, light switches, and doors on the route shall be mounted at one metre above floor level. The front door of the unit shall be at least 820 leaf, a...
	 An external accessible path of travel shall comply with AS 1428 Part 1, except that abutment tolerance shall be increased to 10mm at paving joints.
	 The accessible path of travel shall connect pick-up and drop-off point, the required parking bay and the front door of the unit.
	Submission Requirements
	 Statement addressing AS 3671 – Road Traffic Noise Intrusion Guidelines.
	3.23. PRIVACY - VISUAL AND ACOUSTIC

	Objectives
	(i) To site and design buildings to ensure visual privacy between dwellings in accordance with Council’s ESD objective 7.
	(ii) To avoid overlooking of living spaces in dwellings and private open spaces.
	(iii) To contain noise within dwellings and communal areas without unreasonable transmission to adjoining dwellings.

	Development Controls
	(a) Minimise direct overlooking of main internal living areas and private open space of dwellings both within and adjoining the development through building design, window locations and sizes, landscaping and screening devices (Refer to section 3.13 O...
	(b) Consider the location of potential noise sources within the development such as common open space, service areas, driveways, and road frontage, and provide appropriate measures to protect acoustic privacy such as careful location of noise-sensitiv...
	(c) Dwellings that adjoin arterial roads are to be designed to acceptable internal noise levels, based on AS 3671 – Road Traffic Noise Intrusion Guidelines.

	Submission Requirements
	 Statement addressing AS 3671 – Road Traffic Noise Intrusion Guidelines.
	3.24. SERVICES

	Objectives
	(i) To ensure that the physical services necessary to support residential flat building development are available in accordance with Council’s ESD objective 6.
	(ii) To ensure that service facilities are integrated with the design of the development and are suitably sized for the convenience of the occupants.

	Development Controls
	(a) Development consent will not be granted until arrangements satisfactory to the relevant authorities are made for the provision of services.
	(b) Pump out sewage management systems are not considered acceptable for residential flat building developments.
	(c) Site services and facilities (such as letterboxes, clothes drying facilities and garbage facility compounds) shall be designed so as:
	 To provide safe and convenient access by residents and the service authority; and
	 Be visually integrated with the development and to have regard to the amenity of adjoining development and streetscape.
	(d) All electricity and telephone services on site must be underground.
	(e) Laundries shall be provided to each dwelling.

	Submission Requirements
	 Preliminary discussions should be held with the service authorities listed below prior to submission of any application. Any advice provided by these authorities should be submitted with the application.
	- Sydney Water for potable and recycled water, sewage and drainage;
	- Telecommunications carrier for telephones and associated equipment;
	- Energy authority for underground electricity;
	- AGL for gas supplies; and
	- NSW Fire Brigades.

	 Documentation to demonstrate how the objectives and development controls are satisfied.
	3.25. WASTE MANAGEMENT – STORAGE AND FACILITIES

	Objectives
	(i) To minimise the overall environmental impacts of waste.
	(ii) To maximise, through appropriate design, the opportunities to deal with domestic waste according to the Waste Hierarchy as given in Council’s ESD objective 6.
	(iii) To provide domestic waste management systems that allow for ease of use by occupants and ease of service by collection contractors.
	(iv) To provide waste storage areas that is integrated with the design of the development.
	(v) To ensure minimum visual impact of the waste storage facilities.
	(vi) To assist in achieving Federal and State Government waste minimisation targets.

	Development Controls
	(a) Waste collection and separation facilities must be provided for each dwelling. Each dwelling should have a waste storage cupboard in the kitchen capable of holding at least a single days waste, and sufficient to enable separation of recyclable mat...
	(b) Adequate storage for waste materials must be provided on site and any such waste must be removed at regular intervals and not less frequently than once per week for garbage and fortnightly for recycling.
	(c) In locating and designing waste storage areas consideration must be given to screening views of the facility from any adjoining property or public place while still ensuring there is some natural surveillance from within the development to minimis...
	(d) Waste storage areas must be kept clean, tidy and free from offensive odours at all times.
	(e) Bin storage bay(s) is to be:
	 Incorporated into the landscape design of the development, or, where level access is available (grade of <5%), it can be provided in an undercover/basement car park;
	 Of adequate size to store the appropriate number of bins according to the estimated waste generation rate from the total number of units (as given in Appendix A – Waste Management Plan);
	 Accessible by wheelchair; and
	 Designed in accordance with Council’s Bin Storage Facility Design Specification. A copy of the specifications is available from Council’s Waste Management Co-ordinator or on Council’s Website.
	(f) Location of the bin storage bay(s):
	 Must be convenient and accessible to the occupant(s) of the all units; and
	 Must allow 120/240 litre bins to be wheeled to the street kerb over flat or ramped surfaces with a maximum grade of 7% and not over steps, landscape edging or gutters;
	 Must allow the bulk garbage bin(s) to be wheeled out and be serviced by the front loading garbage truck on a flat surface with a maximum grade of 5%, and not over steps, landscape edging or gutters; and
	 Must be in accordance with the Council’s Bin Storage Facility Design Specification.
	(g) The design of the bin storage facilities and on-going use by the occupants is to be addressed in the Design of Facilities and On-Going Management sections of the Waste Management Plan as required in the Submission Requirements of section 3.26 – Wa...
	3.26. WASTE MANAGEMENT PLANNING

	Objectives
	(i) To promote improved project management and to reduce the demand for waste disposal during demolition and construction.
	(ii) To maximise, reuse and recycle building/construction materials.
	(iii) To encourage building designs and construction techniques that will minimise waste generation.
	(iv) Minimise waste generation to landfill via the waste hierarchy in accordance with Council’s ESD objective 6.
	(v) To assist in achieving Federal and State Government waste minimisation targets.

	Development Controls
	(a) Site operations should provide for planned work staging, at source separation, re-use and recycling of materials and ensure appropriate storage and collection of waste.
	(b) Straight demolition should be replaced by a process of selective deconstruction and reuse of materials. Careful planning is also required for the correct removal and disposal of hazardous materials such as asbestos.
	(c) Project management must seek firstly to re-use and then secondly to recycle solid waste materials either on or off site. Waste disposal to landfill must be minimised to those materials that are not re-useable or recyclable.
	(d) When separated, materials are to be kept uncontaminated to guarantee the highest possible reuse value.
	(e) Details of waste sorting areas and vehicular access are to be provided on plan drawings.
	Construction

	Development Controls
	(a) Avoid oversupply and waste of materials by careful assessment of quantities needed.
	(b) The use of prefabricated components may reduce waste.
	(c) Re-use of materials and use of recycled material is desirable where possible.
	(d) Site operations should provide for planned work staging, at source separation, re-use and recycling of materials and ensure appropriate storage and collection of waste.
	(e) All asbestos, hazardous and/or intractable wastes are to be disposed of in accordance with WorkCover Authority and Office of Environment and Heritage and Water requirements.

	Submission Requirements
	 Waste Management Plan
	3.27. FENCING

	Objective
	(i) To ensure that fencing does not detract from the overall visual amenity and character of the area.

	Development Controls
	(a) The fencing materials chosen must protect the acoustic amenity and privacy of courtyards. Courtyard fences shall be constructed of masonry.
	(b) All boundary fencing/ walls fronting a street shall be setback a minimum of 2 metres, to permit landscaping, and shall include recesses and other architectural features.
	(c) All fencing or walls shall be combined and integrated with site landscaping.
	(d) The following fencing or finishes are not acceptable because of its poor visual appearance:
	 Pre-painted solid, metal fencing; or
	 Rendered finishes where the entire fence is fully rendered.

	Submission Requirement
	 Fencing details for the site, clearly showing the location, height and type of proposed fencing is to be submitted as part of the development application.
	3.28. DEVELOPER CONTRIBUTIONS

	Applicants should consult with Council's Section 94 Contributions Plan and Council Officers to determine the required amount of Section 94 Contributions payable.
	4. INFORMATON REQUIRED FOR A DEVELOPMENT APPLICATION
	 Refer to section 3.2.
	 Internal layout of unit/building (existing and proposed)
	 Elevations
	 Including any On Site Detention Plans
	 These plans are to be in accordance with Part C Section 3 - Landscaping.
	 See Part C Section 2- Signage
	 For all developments comprising 10 or more units a scale model must be provided including adjoining properties at the time of the submission of the development application and be on display for the duration of the public exhibition period.
	 Should a model not be submitted with the application, an immediate “stop the clock” order be placed on the development application until the model is presented.
	 As per SEPP 65 requirements.
	5. REFERENCES

	Attachment 3 - Draft The Hills DCP 2012 PDS6 Rouse Hill Regional Centre.pdf
	1. INTRODUCTION
	1.1 Background
	1.2 Land to which this section of the DCP applies
	1.3 Relationship to other Plans, Policies and Documents
	1.4 Vision
	1.5 Objectives Of This Section OF THE DCP
	(i) To provide a clear vision for the Centre.
	(ii) To identify opportunities and constraints so as to maximise benefits which might arise from development of the Centre whilst protecting and enhancing the natural features of the site.
	(iii) To provide key principles to guide design of each of the main elements of urban structure within the Centre.
	(iv) To outline the requirements for Stage 1 of the Centre’s development.
	(v) To require the developer of the Centre to prepare a Masterplan based on the principles in this Plan.
	(vi) To establish ongoing arrangements to secure sustainable planning and management of the Centre.
	(vii) To promote innovation and creativity in the development of the Centre.
	(viii) To create an environment that discourages and prevents crime.
	1.6 Structure of thIS SECTION OF THE DCP
	1.7 Principles
	 A dense mixed use core supported by the maximum amounts of nearby housing and unified by coherent built up streetscapes.
	 A high level of regional transport accessibility with clear, stable and permanent links.
	 A sustainable relationship between the urban area and its restored natural setting.
	 Multi-functional use.
	 A distribution of activities that relates to the regional access routes, internal streetscapes and open space systems.
	 A range of medium density and high density housing which forms an integral part of the Centre.
	 Efficient planning and management of private and public transport.
	 Direct access to commercial areas whilst protecting adjacent residential areas from excessive through traffic.
	 Facilitate access by car for customers, while at the same time increasing public transport use.
	 Integrated planning, development and management of the riparian corridor, local and district parks, and urban public spaces.
	 The urban form is determined by those elements which govern the internal layout of the Centre.  Simple rules allow for a degree of flexibility, while ensuring clear functionality and legibility for users.
	 Prevention of crime through environmental design.
	 Higher density housing within and adjacent to the commercial core.
	 The public transport interchange, main street/Civic Way and central park/tributary 3 must have a high standard of visual and user amenity.
	1.8 Development Outcomes
	 core area which primarily contains commercial uses, speciality retail, supermarkets, discount stores, leisure activities, public transport interchange, public parking structures, housing etc.
	 the Northern Frame, which is primarily intended for a mix of land uses. It is to accommodate long-term change; and intensification and mix of use including bulky goods, and a range of innovative commercial, retail and residential typologies. The are...
	 open space and public realm.
	 adjoining area consists primarily of community facilities, education, housing and businesses that do not conflict with residential amenity.
	1.9 Implementation
	1.9.1 Developer Contributions

	Applicants should refer to Council’s Section 94 Contributions Plan No.8 Kellyville/Rouse Hill.

	2. Elements of the Plan
	2.1 Urban Structure

	Principles
	 A dense mixed use core supported by the maximum amounts of nearby housing and unified by coherent built up streetscapes.
	 A high level of regional transport accessibility with clear, stable and permanent links.
	 A sustainable relationship between the urban area and its topography and restored natural setting.

	Rationale
	 visually by adopting a consistent built-up character for streetscapes; and
	 functionally by fronting activities onto streets.
	 Establishing interconnected landscape and vegetation corridors.
	 Visual amenity and a clear identity for the Centre (particularly from major approach roads).
	 High amenity settings for parkland development close to the Centre.
	 Protection of Heritage settings.
	 The edges of the Centre relate to the site:

	 NorthWest - Commercial Road and the adjoining landscape treatment provides a transition from the Centre to the residential area to the northwest;
	 SouthEast - Caddies Creek forms the southeast edge of the Centre;
	 NorthEast - The Caddies Creek corridor forms the eastern edge of the Centre. The urban form in the northeast portion of the centre (i.e. north east of the Main Street) relates to this significant landscape feature; and
	 SouthWest - Windsor Road forms the southwest edge to the Centre.  The built form provides a strong urban edge to the Centre i.e. taller buildings are located towards this edge.
	Performance Criteria
	a) Compact Core
	 A compact mixed use area with short pedestrian movements should maximise space for nearby non-retail uses.  This can best be achieved by concentrating retailing in several levels. All retailing fronts public streets; closed malls are not permitted.
	 Place all parking in structures or in basements, and group higher density housing within and adjacent to the core area.
	b) Regional Transport Accessibility:

	 High quality, direct and clear access by private and service vehicles should link the core to the arterial road network.
	 A public transport interchange should be permanently located adjacent to the core area and integral with its development.
	c) Relationship to the Natural Setting:

	 Use topographic features to generate the urban structure and incorporate prominent topographical features as special places.
	 Locate all building above the trunk drainage 100 year flood line, although the detailed flood line boundary may vary eg. Tributary 3.
	 The centre should present an image of a “city in a park”.
	 Retain and incorporate remnant vegetation and mature vegetation where possible into the new landscape.
	 Regenerate the Caddies Creek riparian corridor and link to the urbanised area via greenways such that Caddies Creek and Tributary 3 form the basis of the open space network.
	 Maintain, enhance, protect and incorporate all heritage structures and landscapes.
	2.2 Activities

	Principles
	 A distribution of activities that relates to the regional access routes, internal streetscapes and open space systems
	 To provide a range of medium and high density housing which forms an integral part of the Centre

	Rationale
	 The distribution of activities further refines the main zoning system, to reflect the intention that:

	 high traffic generating uses cluster close to Windsor Road and the transit interchange;
	 parking is linked to a main street around which retail activities are focused; and
	 activities bordering the open space system foster living and recreation uses, to produce low key, smaller scale development.
	 Housing supports Centre activities and transit use. Maximising densities will meet social needs in the Shire and assist the Shire in achieving urban consolidation objectives

	Outcomes
	 Intensive traffic generating uses are clustered close to Windsor Road
	 Direct access is achieved from the public transport interchange to a main street, which is the focus of major retail specialty shopping
	 Residential, mixed use, community and recreation activities relate the intensively developed core to Caddies Creek
	 The maximum amount of housing is provided in the Centre
	2.3 Access and Movement

	Principles
	 Provide efficient planning and management of private and public transport.
	 Secure direct access to commercial areas whilst protecting adjacent residential areas from excessive through traffic.
	 Facilitate access by car for customers, while at the same time increasing public transport use.

	Rationale
	Outcomes
	 Road Hierarchy

	 A clear hierarchy of roads provides efficient customer and service access whilst protecting residential environments.
	 Fixed and Variable Roads

	 Elements of the road hierarchy which service the main land use zones within the Centre are fixed as mandatory features; and
	 Flexibility is allowed for the developer to locate all minor streets, provided that the principle of achieving a main street centre is achieved and linkages to the surrounding road network are via the fixed roads and not directly from Windsor Road.
	 Public Transport

	 A public transport interchange is provided which can be fully integrated with a future rail system;
	 The interchange is associated with the Centre development from the beginning; and
	 Public transport is to be accessible at all hours of the night.
	 Parking

	 Parking arrangements enhance access at minimal cost, and foster the use of public transport.
	 Pedestrian and Cycleway Circulation

	 A clear system of pedestrian and cycleway circulation is provided to connect major destination points both within and adjoining the Centre.
	 Safety

	 The principles of Council’s adopted “Designing Safer Communities – Safer By Design Guidelines” dated June 2003 should be addressed with each development application including the four principles: natural surveillance, access control, ownership and m...
	2.3.1 Road Hierarchy

	Principles
	 Establish a clear hierarchy of different road types which cater for different types of traffic movement.
	 All streets have defined functions. Typical street cross sections are shown in section 2.5.3.

	Rationale
	 A hierarchy of roads allows for heavy traffic movement originating from the surrounding region to have direct access to locations close to destinations. This allows minor streets to carry internal circulating traffic. These features enhance the legi...

	Outcomes
	 Streets are differentiated in function, providing efficient and clear access, whilst protecting local environments from through traffic.
	 Provision of four types of roads and streets, which organise the Centre.
	 Major, or Collector Roads or Streets collect traffic from the residential streets and town centre minor streets and lanes and carry higher volumes of traffic.  A reasonable level of residential amenity and safety is to be maintained by restricting t...
	 Residential Streets vary in character. They are typically narrow, accommodating on-street parking. They are limited in length and/or are frequently crossed to ensure a high level of connectivity and appropriate traffic volumes. Types of residential ...
	 Residential Lanes and Mews provide service and garage access to the rear of higher density residential lots, removing the need for kerb cuts and garages on associated residential streets, and allowing for more efficient, narrower lots.
	 Residential Esplanades are pedestrian dominated carriageways, enabling delivery, taxi and emergency services access to the “front door” of houses, where the lot has rear lane garage access. They provide a low order access between residential streets...
	 Town Centre and North Village Service Lanes and Alleys: Provide vehicular and pedestrian access, through mixed use precincts, and to parking areas near shops and residences.

	Performance Criteria
	a) Direct access to commercial sites in the core from arterial and sub-arterial roads is not permitted.
	b) The main street could provide a traffic route for local buses and set down and short stay parking.  Traffic calming measures should be employed to achieve low vehicle speeds.
	c) Local streets serving retail and commercial areas may vary in location.  Local streets in residential areas must relate to housing layouts and provide a sense of contained urban scale, achieved by minimising street widths and siting houses within 3...
	d) In commercial areas service lanes should be designed so as to discourage their use as short-cut routes.  Ensure service lanes include measures to calm traffic.  Provide special paving to define safe pedestrian linkages between parking and shopping ...
	e) An acoustic report prepared by a suitably qualified consultant is to be submitted with all residential development applications for land adjacent to existing or proposed Arterial/Sub-arterial roads or public transport corridors and should comply wi...
	f) In regard to roads that cross natural drainage channels, the construction of bridges with piered approaches is preferred to culverts in order to maintain stream corridor function. Any works within, or alterations to, natural drainage systems will r...
	g) Direct vehicular access to Arterial and Sub-arterial roads will not be permitted where alternate access is available. Access will not be restricted to any property from Arterial or Sub-Arterial roads until such time as alternate access is available.
	h) Roads and streets should occur along and adjacent to public open space or drainage lands. Where roads and streets front open space or drainage land the costs associated with their construction is the responsibility of the developer.
	i) Street networks are to conform to the requirements set out in Table 2: Characteristics of Street Types.
	j) At least 90 percent of dwellings are to be located within 400m safe direct walking distance from an existing or proposed bus stop.
	k) When travelling from any dwelling to the most convenient collector street or higher order road generally no more than three turns should be required.
	l) The driving distance from any dwelling to the nearest collector or higher order street is a maximum of 700 metres.
	m) Street and road junctions are to be spaced as set out in Table 1.
	n) The street network is to be designed to limit target street speeds to those specified in Table 2. This may be done by limiting street leg length, and providing appropriate slow points at the end of each leg.  Slow points may be provided by a variet...
	i) For single dwelling allotments apply traffic generation rate of 10 veh/day per lot (equivalent to approximately 1 veh/day in the peak hour) unless a lower rate can be demonstrated. Lower rates can be applied to multi-unit dwellings based on locally...
	ii) See Council’s Design Guidelines for Subdivisions and Developments for specific operating speeds.
	iii) Widening required at bends to allow for wider vehicle paths (using Austroads Turning Templates).
	iv) Maximum length of carriageway is 80 metres.
	2.3.2 Location and Cross Sections of  “Fixed” Streets

	Principle
	 To fix the location of the major streets linking the main components of the Centre to the areas surrounding the Centre, whilst leaving the location of minor streets flexible.

	Rationale
	Outcomes
	 Fixed arterial and sub-arterial roads are constructed in defined locations and vertical geometry (as per the performance measures)
	 Streets that are not fixed are located to suit developers’ needs.
	2.3.3 Public Transport


	Principles
	 To increase opportunities for choice in mode of transport.
	 To provide local bus, transitway and rail interchange requirements within a single facility which forms a focus for all public transport services within surrounding regions.

	Rationale
	 Public transport should be accessible and located close to destinations such as retail offices and community facilities within the Centre.
	 Safe, convenient, high frequency public transport options should be developed from the earliest stages of development of the Centre.
	 The level of public transport access should keep pace with the staged expansion of development.
	 Levels of parking provision for various uses and mixed uses are to be assessed in an ongoing way as the Centre develops and in a way which satisfies the key objectives of Action for Air. (Environment Protection Authority).

	Outcome
	 Public transport needs are met and increased usage results.
	2.3.4 Surface Parking and Parking Structures


	Principles
	 Ensure efficient customer access to the Regional Centre whilst maximising the use of public transport.
	 Minimise the amount of space and costs associated with parking provision.

	Rationale
	 Sufficient parking should be provided to encourage customers to use the Regional Centre.  At the same time, the use of the car for commuting should be constrained to levels which ensure that as many people as possible travel by public transport.
	 The amount of car parking should be rationalised by allowing flexibility to convert commuter parking areas to short-stay operations during times of peak trading demand.
	 It is desirable to provide all parking (other than minimal essential operational parking) in publicly accessed car-parks and to ensure effective management of parking supply.
	 Parking should be located close to destinations and provide safe, direct access for customers.
	 The layout of the core area should allow costs of parking provision to be deferred by progressively staging the introduction of parking structures as an integral element within the core area.
	 The provision of residential parking should be met within residential blocks.

	Outcomes
	 On-street parking is provided in appropriate locations.
	 On-street parking outside retail frontages is limited in use to short stay purposes.
	 The bulk of customer parking is provided in publicly accessible and managed off-street locations. Customer parking is located in surface or parking structures planned to achieve the least possible distance to destinations, and has easy and safely tr...
	 Areas of surface parking should be planned to allow later conversion to development sites or parking structures.
	 Flexibility is achieved in the amount and usage of long-stay parking. The provision of commuter parking is limited to levels which maximise the use of public transport. Long-stay parking areas are linked to customer (short-stay) parking areas in a m...
	 Parking is an integral element of the urban setting. In the core area, all off-street parking is provided in above-ground or basement structures.  Parking structures facing access streets are separated from street frontages by other development. The...
	2.3.5 Pedestrian and Cycleway Circulation


	Principle
	 To provide a clear system of pedestrian and cycleway circulation within the Centre, linking to open space and other adjacent areas.

	Rationale
	 The pattern, efficiency and legibility of pedestrian circulation is critical to the success of a vibrant Centre.
	 Streets and footpaths are the main pedestrian activity areas. The type and form of activities fronting the street affects their design.
	 Access ways within the Centre should link with routes which provide easy access to open space and adjacent areas.

	Outcomes
	 High amenity pedestrian areas are achieved.
	 The main street/Civic Way provides for both movement and leisure.
	 All footpath systems in the Core provide for safe movement and street crossings.
	 The cycle route system links with the main cycleway system provided by Council outside the site.

	Performance Criteria:
	a) Provide a system of public street footpaths focussed on a main street.  Design pedestrian areas which respond to adjacent uses, and use minor streets to link with parking and employment areas.  Provide dedicated pedestrian routes that connect the c...
	b) Provide dedicated cycle routes to Council standards that connect the centre to the surrounding areas. Specifically, provide connections to:
	 Stanhope Gardens to the south-west;
	 Adjoining playing fields;
	 Council’s Open Space Strategy – Kellyville/Rouse Hill Recreation Plan
	 Residential areas in the Blacktown local government area.
	2.4 Public Realm

	Principle
	 Integrated planning, development and management of the riparian corridor, local and district parks, and urban public spaces.

	Rationale
	 Restore the natural setting, enhancing sustainability/biodiversity;
	 Minimise adverse impacts created by urban waste, especially stormwater; and
	 Enhance the use and enjoyment of urban spaces by landscape design.

	Outcomes
	 The urban and natural elements of the public realm are planned, designed and managed to achieve memorable, high quality, and sustainable relationships.
	 Natural Open Space System
	i) The riparian corridor and related parklands achieve a functional drainage system allied to conservation and restoration of natural habitats.
	ii) Public parklands relate to the riparian corridor.
	iii) Linkages between the riparian corridor and public parklands are created by developing cycleways, pedestrian routes and greenways.

	 Urban Landscape Character
	i) Areas of hard and soft landscaping are provided in public streets and places to enhance their use and enjoyment, and link the Centre with its natural setting.

	 Private Open Space
	i) The quality and placement of private open space enriches the public spaces of the Centre.

	 Safety
	i) The principles of Council’s adopted “Designing Safer Communities – Safer By Design Guidelines” dated June 2003 should be addressed with each development application including the four principles: natural surveillance, access control, ownership and ...
	2.4.1 Natural Open Space System


	Principles
	 Create a memorable landscape setting for the Regional Centre.
	 Protect and enhance existing natural and man made features.
	 Create a system of accessible, safe and well located parks with connecting links to the riparian corridor and surrounding residential areas.
	 Establish an interconnected network of spaces, rather than a series of unrelated open spaces
	 Maintain the integrity of the drainage function.

	Rationale
	 The natural setting of Caddies Creek should be enhanced by the integration of open spaces with the built form of the Centre, to create a continuous visual setting.
	 The open space should form a number of focal points in the Centre by providing settings and spaces designed for a range of activities.

	Outcomes
	 Multiple use of a restored riparian corridor is achieved in ways that are consistent with its trunk drainage function and open space function, and the corridor is effectively buffered from the environmental impact of urban stormwater runoff.
	2.4.2 Urban Landscape Character


	Principles
	 The public spaces within the Centre shall have consistent landscaping which contributes to the amenity of the Centre and integrates with adjacent natural areas.

	Rationale
	 A consistent approach to streetscapes and street tree planting, pavements and street furniture contributes to the legibility and visual appearance of the Centre.
	 High quality street tree plantings are the major factor which determines the quality of public spaces.

	Outcomes
	 The landscaping of streets and public spaces is of high quality.
	 The layout underpins the structure of the Centre, while also providing a distinctive identity for local spaces.
	 Street landscapes relate to the natural setting.

	Performance Criteria
	a) Build upon the existing landscape qualities of the site and district.
	b) Vary the landscape character of the streets according to the intended role in the Centre and the proposed activities.
	c) Minimise the use of different pavement types.
	d) Use variations to make special places such as entrances, gateways special features etc.
	e) Locate street furniture to add to the legibility of the Centre.
	f) Ensure the footpaths can accommodate a range of activities. Street cross sections, pedestrian pavement widths, and street tree planting should maximise pedestrian amenity under different seasonal conditions.
	 Street and laneway cross sections should be consistent with the attached illustrations. Refer figures 23-30.
	 Use streets, lanes and pedestrian ways to connect spaces.
	 Should be designed as parkways with a strong landscaped setback from the road kerb lines. Maintain a minimum of 10 metre setback along all Arterial Roads, with the exception of Commercial Road (Refer to section 2.5.2).
	 Should be designed as a tree lined Boulevard as illustrated in Figures 11, 25 and 26. These streets should contain median strips, minimal carriage ways and regularly spaced street trees in the verge.
	 Refer Special Places in section 2.6.
	 Should be urban in character.  Street trees should be used and set within a green strip adjacent to the footpath.
	 Use street trees and other planting material.
	 Extend the riparian landscape character of Caddies Creek into the Regional Centre along Tributary 3 and the east west streets; refer to Figure 26
	 Should have generous mown grass verges and regularly spaced street trees. These streets should not have median strips. The carriage ways should be kept as narrow as possible.
	 Refer to the Caddies Creek Landscape Management Strategy.  Include a local/heritage park, possibly adjacent to Mungerie House, and a reserve for protection of Aboriginal artefacts in the riparian zone (location fixed).
	 Refer to section 2.6 Special Places.

	Performance Measures
	2.4.3 Private Open Space

	Principles
	 Ensure that each dwelling has private outdoor space.
	 To develop shared or communal spaces with facilities for recreation and leisure, and relate these spaces to street landscapes.

	Rationale
	 Gardens, terraces and courtyards are necessary to improve amenity for occupants, and their placement adds to the amenity of the public street realm.

	Outcomes
	 Good site design that places private open space in ways which contribute to the visual quality and richness of the public spaces in the Centre.
	2.5 Urban Form

	Principles
	 The urban form is described by those elements which govern the internal layout of the centre.  This should be expressed as simple rules that allow a degree of flexibility, while at the same time ensuring clear functioning and legibility for users.

	Rationale
	 Clear forms of street layout and building blocks are common features of towns.  Efficient and memorable layouts have a simplicity of arrangement of both these elements.

	Outcomes
	 Blocks and Streets
	i) The disposition of activities within adjacent blocks relate in function, and also provide a clear relationship to footpaths at street frontages
	ii) Efficient parking and servicing arrangements are achieved and high safety and convenience levels provided to users of the Centre

	 Building Height
	i) Within blocks there is a diversity of building form and scale allied to high visual quality and amenity of streetscapes.

	 Street Cross Sections
	i) The cross section of streets is consistent with that that defined in this Section of the DCP.

	 Safety
	i) The principles of Council’s adopted “Designing Safer Communities – Safer by Design Guidelines” dated June 2003 should be addressed with each development application including the four principles: natural surveillance, access control, ownership and ...
	2.5.1 Town Centre Blocks And Streets


	Principles
	 Blocks must be built to provide built-up frontages to surrounding streets, with the frontages being made up of buildings of a compatible scale within each block.  At the ground floor level, uses must open on to streets and be of a nature that enlive...

	Rationale
	 A multi-functional centre can function best when all its elements are connected by public streets.
	 The Block is the basic element which organises buildings and relates them to streets.  It has more uniform characteristics within the core area, where good circulation is facilitated by adopting a street grid arrangement of blocks of similar size, a...
	 With all circulation focussed on public streets which are always open, there is greater scope to integrate entertainment, leisure, and community uses into shopfront locations, where their use and enjoyment is more assured than would be the case if t...
	 In the core area, the separation of street frontages into separate constructional elements will allow for building frontages to be changed or even redeveloped over time without severely disrupting the continuity of street frontages.

	Outcomes
	 The size of blocks is limited to allow circulation on public streets to permeate easily throughout the centre.
	 The size of blocks may vary, provided that the resulting regular layout of streets allows ease of circulation.
	 Pedestrian circulation within blocks link clearly to destinations.
	 Within the core, larger scale retail and parking functions are contained within a frame of smaller scale buildings, with the outside frontages of the blocks forming a continuous street frontage.  This provision is mandatory on the main street, but i...
	 Specialty shops should face the street frontages of blocks or pedestrian rights of way.

	Performance Measures
	2.5.2 Building Height

	Principles
	 Define building height limits to provide for a variety of building functions, to achieve a strong presence of the centre from approach roads, and a lower scale of development facing Caddies Creek.

	Rationale
	 The centre should have a strong visual identity from regional approach routes.  At the same time, the relationship of the built up areas to Caddies Creek is best achieved by having lower scale development front this feature.

	Outcomes
	 Building heights are to be consistent with the built form guidelines applying to the Town Centre Core and Northern Frame.
	 Tall buildings are placed in the core at the intersection of Main St and Civic Way.
	 A variety of building heights within the Town Centre Core and Northern Frame.
	 The building height in residential neighbourhoods is between one and four stories.

	Performance Measures
	2.5.3 Street Sections
	2.6 Special Places

	Principles
	 The public transport interchange, Main Street/Civic Way, and central park/Tributary 3 (discretionary element) must have a high standard of visual and user amenity.

	Rationale
	 The successful integration of planning, and the quality of design of the major public spaces of the Centre are critical to its success.  For these reasons, a more detailed indication of their quality and standards has been prepared and should be reg...

	Outcomes
	 The Main Street/Civic Way, a Central Park possibly developed in conjunction with Tributary 3, and a public transport interchange form special places in the public realm of the Regional Centre.  These places are intensely used, and have become a focu...
	 The principles of Council’s adopted “Designing Safer Communities – Safer by Design Guidelines” dated June 2003 should be addressed with each development application including the four principles: natural surveillance, access control, ownership and m...
	2.6.1 The  Main  Street/Civic Way


	Principles
	 The Main Street/Civic Way should have a high standard of layout and quality of materials and finishes.

	Rationale
	 The Main Street, Civic Way and Civic Way North together form the heart of the Regional Centre, connecting and supporting the civic, cultural, entertainment, leisure and commercial activities.  Civic Way has been considered in three distinct characte...
	 Civic Way North will be a pedestrian street connecting to Civic Way to the south via the Town Green. It will have active retail frontages.
	 The retail core of the Main Street, and Civic Way between Rouse Hill Drive and Tributary 3, will be the focal area of pedestrian activity. This area is highly urban in character.
	 South of Tributary 3 the street should have a landscape quality with wide medians and tall trees.  This treatment will increase amenity for residential uses, provide a visual linkage to Civic Way, and relate in character to the Centre.
	2.6.1.1 Built Form of Main Street and Civic Way


	Principles
	 To ensure the Main Street is the focus of shopping and pedestrian activities within the Regional Centre.

	Rationale
	 The Main Street provides the “public domain” which links all the stages and activities in the Centre.  It should be open at all times, except for special events and connects to and supports the civic, entertainment, leisure and commercial activities...

	Outcome
	 An actively used and well loved public place.
	2.6.1.2 Connections From Main Street/Civic Way


	Principles
	 To create clear physical and visual connections to other parts of the Town Centre, and to significant points outside site.
	 Provide a public space to form a forecourt to the community precinct.

	Rationale
	 Retain a meaningful setting for the public domain within the context of the site and the region.
	 Provide a continuous public realm that connects all parts of the Regional Centre and provides pedestrian links to residential areas and open space.

	Outcomes
	 Users of the Centre can easily find their way to subsidiary destinations outside the main street.
	 Small pedestrian spaces, special tree plantings, street lighting, signs and consistent paving treatments are used to identify cross routes.

	Performance Criteria
	a) Provide continuous and convenient pedestrian connections, including mid block connections, to allow free pedestrian movement along and across the Main Street.
	b) Provide a public space to form a forecourt to the community precinct.
	c) Connect important focus points of the Regional Centre public realm - particularly public transport nodes, community buildings and the main street. Such connections should be clearly indicated through design treatments to enhance legibility, such as...
	d) Acknowledge the significance of Mungerie House and its relationship to Civic Way through street character and planting.
	e) Provide a positive visual and pedestrian connection from the main street to Tributary 3, to create links to the open space network. Design of the Main Street/Civic Way should acknowledge the important crossing of Tributary 3 with a well-designed br...
	f) Maintain views down side streets leading to the main street. Choice and placement of trees should consider long range views, and views to Caddies Creek corridor.
	g) Use tree planting to emphasise topography. Tall trees on the high point will positively mark the street within the Regional Centre area.
	2.6.1.3 Pedestrian Amenity – Main Street/Civic Way

	Principles
	 To create a pleasant, safe and comfortable environment for pedestrians.
	 To ensure accessibility for all users.
	 To provide equity of access, meeting the needs of the disabled.

	Rationale
	 To encourage pedestrian use of the Main Street/Civic Way and create a space that functions as the heart of the public realm, design should emphasise the needs of pedestrians over those of cars. Pedestrian comfort and convenience will be paramount, w...

	Outcomes
	 High levels of pedestrian use of spaces for movement and activities, allied to excellence in personal safety and security are achieved.

	Performance Criteria
	a) Pedestrian Amenity
	 The physical comfort in terms of sun, shade and protection from rain provided by the use of awnings should be supplemented by trees which provide shelter and shade.
	 Allow a minimum 2.5 metre unobstructed space along the street to accommodate people walking at a variety of pace, and to comfortably accommodate wheelchairs.
	 Provide stopping places, such as small plazas and squares along the street.  These places provide reference points for the pedestrian, and should provide opportunities to meet, talk, eat etc. Refer to criteria in People Streets and Spaces – Pedestri...
	b) Street Furniture

	 Furniture and lights should be positioned at the street edge, outside the main pedestrian flow.
	 Provide seating at a maximum spacing of 100 metres in the main pedestrian areas.  Seating should include units with arms to assist the mobility of people with disabilities. Position seats for winter sun and summer shade. Provide adequate seating at ...
	 Provide adequate levels of lighting along Main Street and Civic Way to encourage use of the street at night.  Design of lighting should take into account spill from shop fronts, using units that have a pedestrian scale.
	c) Safety

	 Provide a clear path of travel across intersections.  Position kerb ramps directly in the line of travel. Kerb ramps should be generously sized, and include provisions for the blind and partially sighted such as tactile indicators and a contrast in ...
	 Requirements for the disabled should be designed to best practice, rather than strictly adhering to minimum standards, and should be fully integrated with general streetscape design.
	 A pedestrian refuge will be required at crossing points.  The refuge should be generously scaled to allow for a number of people.
	 Pedestrian crossings should be clearly defined with a zebra crossing.
	d) Geometry

	 A formal, urban streetscape is normally created by a grid of symmetrical, straight lines parallel to and at right angles to the built edge and/or roadway.
	 Align street elements, including kerb extensions, pedestrian refuges and medians with the built edge.  This will result in a more urban form that emphasis the pedestrian environment of the footpath rather than engineered, vehicle dominated forms mor...
	 Reinforce the formality of the street geometry by regular placement of trees, lights and furniture.
	 Utilise a consistent kerb radius, suited to minimum turning speeds, at all intersections and pedestrian crossing points.  Minimum radius at intersections should be 3 metres, going up to 6 metres maximum where necessary to accommodate bus movement.
	 In order to achieve homogeneity, the layout of the street should be bold and uncomplicated, with few variations in geometry, colour and furniture.
	2.6.1.4 Tributary 3


	Principle
	 Use Tributary 3 to link the urban and landscape settings in a manner which promotes human use and sustainability of natural systems. This is a discretionary element.

	Rationale
	 Tributary 3 links the core area to the district open space of Caddies Creek. As an integral part of the setting of a regional centre, the park must cater to users of the commercial core, and to the residential areas within the regional centre and be...
	 Tributary 3 is presently a degraded watercourse that flows into Caddies Creek.  The watercourse can be restored as a natural watercourse.  It has a major functional role to play in the detention of flood flows, and improvement of the quality of urba...
	 Landscape design should reinforce this link by providing a transitional landscape, which recognises the cultural qualities and civic amenity of the Main Street and the strong natural setting of Caddies Creek.  A central park element should mark the ...
	 The following sections set standards for the functional and aesthetic requirements for the design of Tributary 3. They are subdivided into matters concerning civic amenity, stormwater and landscape character. These sections should be read in conjunc...

	Outcomes
	 A functional and creative outcome for Tributary 3 is achieved, linking the urban spaces in the Centre to Caddies Creek by well utilised pedestrian paths.
	2.6.1.5 Civic  Amenity


	Principle
	 Provide a civic focus for the town centre that allows for a variety of community activities.

	Rationale
	 The Regional Centre needs a central park for staging community events. The civic space should be easily accessible, highly visible and well connected to the Main Street/Civic Way and network of streets and open spaces that form the public realm.

	Outcome
	 Members of the public identify with and use the Central Park.

	Performance Criteria
	a) Provide an open gathering space suitable for crowds and the staging of events close to Main Street. This area must be visible from the Main Street so as to have an obvious connection. This area must be designed to accommodate events such as open-ai...
	b) Ensure easy pedestrian access from the Main Street and side streets including access for the disabled.
	c) Provide adequate lighting in the main civic area and in connections to Main Street. At least one well-lit path should be provided through the length of the Tributary 3 to allow safe passage at night.
	d) There is discretion to allow some commercial activities to bridge across Tributary 3.
	e) Design for casual surveillance through the parkland- avoid areas hidden by tall shrubbery.
	f) Provide a continuous pedestrian/cycleway through the parkland, which connects the urban core to Caddies Creek. This path should have connections to streets in every block.
	g) Allow a variety of recreational activities in the body of the park including picnicking, walking and cycling, passive observation etc.  Activity should be carefully planned around the objectives of restoration and preservation of natural riparian z...
	2.6.1.6 Landscape Character

	Principle
	 To provide a transition from the urban environment of the core to the natural environment of Caddies Creek, and enhance the landscape character of the Regional Centre.

	Rationale
	 The character of the Regional Centre is dominated by the visual strength of the remnant Cumberland Plain forest and the riparian landscape of Caddies Creek. The urban nature/character of the Commercial Centre of the main street presents contrast to ...

	Outcome
	 The riparian and urban landscapes merge seamlessly with each other.

	Performance Criteria
	a) Provide a positive transitional space at the meeting of Civic Way and Tributary 3, which utilises both the materials of the urban and natural environments. This area should be well-detailed and constructed with high quality finishes, which reflect ...
	2.6.2 Small Pedestrian Spaces

	Principle
	 To provide small pedestrian spaces in the Centre.

	Rationale
	 A significant element enriching the urban setting is provided by small-scale pedestrian spaces linked to, but withdrawn from, the moving pedestrian traffic along street frontages.
	 Small pedestrian spaces can function as:

	 Entry spaces to major activities (eg Public Library);
	 Special retail areas;
	 Outdoor restaurants; and
	 Mini-parks or rest spaces.
	 Small-scale pedestrian spaces must be adjacent to streets, and may be used to link to other similar spaces or to special functions such as the transport interchange.

	Outcomes
	 Public spaces that people identify with and use.

	Performance Criteria
	a) Small pedestrian spaces are those:
	 Having an area of between 25 and 200m2 in size,
	 That have their orientation laid out to maximise desirable solar access; that is, where they lie off North-South oriented streets, spaces should lie to the west of the street and have their longer dimension lying in an East-West direction.  Where th...
	 To enhance security, small pedestrian spaces must be easily visible from adjacent streets, and well lit at night.
	 Spaces should contribute to a “sense of place” or location by each having a unique visual and functional identity, (eg “water garden” restaurant square).
	2.6.3 Public  Transport  Interchange


	Principle
	 To provide for a public transport interchange which is integrated into the streetscapes of the Centre and which operates in an effective and efficient manner.

	Rationale
	 Public transport use is enhanced when interchange between different modes is easy, and when users feel secure.

	Outcome
	2.7 Stormwater

	Principles
	 To prevent stormwater and flood damage to properties.
	 To contain nuisance flows to a level which is acceptable to the community, and ensure street system operates adequately during and after major storm events.

	Rationale
	 Promote environmentally sustainable stormwater management for the Regional Centre and enhance the quality of Caddies Creek, in keeping with the requirements of various regulatory bodies and increasing community expectations.

	Outcome
	 Stormwater quality standards are met.

	Performance Criteria
	a) Reference should be made to the Preliminary report on Engineering Aspects of the Proposed Rouse Hill Regional Centre (Maunsell Mc Intyre Dec 99) Rouse Hill Regional Centre Working Paper on Water Quality (Maunsell Mc Intyre Dec 99).
	b) Detailed design to be advanced in Master Plan.
	c) The minor drainage systems minimum design standard is to capture and convey flows produced by a 10 year Average Recurrence Interval design storm.
	d) Trapped sag points are not to be created.
	e) Drainage reserves or Local Drainage Links are required to discharge gaps flows (the difference between the 100 year ARI storm event and half design pipe flow, allowing for blockage, maximum pipe design 100 year ARI) from all ARI runoffs to the gene...
	f) Local Drainage Links are to be a minimum of 5 metres in width, greater if required for drainage purposes. The Developer is required to supply the land, all associated drainage works including energy dissipation, erosion control planting, pathways a...
	g) Drainage facilities are to be standard acceptable to Council.
	h) All drainage pits shall have access from the ground surface. Buried junction pits shall not be permitted.
	i) All pipes to be dedicated to Council are to be located within public land.
	j) The drainage system is to be designed by a qualified person in accordance with the requirements of the responsible drainage authority.
	k) All owners of properties adjoining Trunk Drainage land are required to contact Council and Sydney Water to confirm the inundation line prior to the lodgement of subdivision applications.
	l) All drainage designs, excluding minor drainage systems, are to comply with Council’s Design Guidelines Subdivisions/Developments.  Design criteria are to be confirmed by Council.
	m) Any discharge to, or construction within Sydney Water Trunk Drainage Land will require the approval of Sydney Water.
	n) Provision of measures for minimising runoff from the site such as landscaping, street techniques and road runoff treatment.
	o) Water Quality
	 Soil erosion and sediment control measures are to be provided for all developments in accordance with Council’s ‘Works Specification, Subdivisions/Developments’ and the Department of Housing manual ‘Managing Urban Stormwater: Soils and Construction’.
	 Any discharge to, or construction within Sydney Water drainage land will require the approval of Sydney Water.
	 Natural vegetation shall be maintained wherever possible.
	 Natural drainage channels are to be retained wherever possible.
	 Soil and Water Management Plans are to be submitted with all residential subdivisions and are to be designed in accordance with The Hills Shire Council’s ‘Works Specification, Subdivisions / Development’ and the Department of Housing manual, ‘Managi...

	3. Residential Control Plans
	AIMS AND OBJECTIVES OF THIS SECTION OF THE DCP
	 Part B Section 2 - Residential
	 Part B Section 4 - Multi Dwelling Housing
	 Part B Section 5 - Residential Flat Buildings
	 Part C Section 6 – Flood Controlled Land

	DESIRED RESIDENTIAL CHARACTER
	3.1 Regional Centre Housing DEVELOPMENT CONTROLS

	Principles
	 Create efficient, liveable and sustainable housing development in distinct precincts.
	 Promote residential development which protects existing mature trees, landscape elements, cultural resources and areas of environmental sensitivity, thereby maintaining the scenic and landscape quality and character of the locality.
	 Provide high quality medium and high density housing close to or with direct access to the commercial core.
	 Maximise residential densities.
	 Provide integrated forms of housing development and mixed use development opportunities.
	3.1.1   Site Analysis


	Performance Criteria
	a) Applications for residential development including subdivision, multi dwelling housing and residential flat buildings are to be accompanied by a site analysis, which should address the site and its surrounds and include:
	 a plan describing the site;
	 calculation of built upon area;
	 a statement explaining how design and development has regard to the site analysis;
	 demonstrate how allotment locations and dimensions respond to topography, site constraints and  achieve solar orientation;
	 demonstrate consideration of social and environmental factors; and
	 identification of trees and/or bushland to be protected.
	3.1.2 Density per Hectare


	Performance Criteria
	a) Housing within the Rouse Hill Regional Centre shall comply with the following density:
	 Net residential density: The number of dwellings on the land occupied by dwellings plus internal private or public streets (including all collector and access streets.) All open space and other non residential uses are excluded.
	 The density standard is an average, which applies across all development subject to the same development application, such that each individual building proposed within a single application may be higher or lower than the density requirements.
	3.1.3 Mixed Use


	Performance Criteria
	a) Housing within the southern, central and northern precincts may include compatible commercial or other uses provided that:
	 residential amenity is not affected;
	 commercial uses relate to uses in adjacent blocks, and face streets; and
	 site servicing provisions are met.
	3.1.4 Subdivision and Allotment Sizes


	Performance Criteria
	a) The subdivision of land should be consistent with the minimum lot size pursuant to The Hills Local Environmental Plan 2012.
	b) For detached housing development, all dwellings on allotments with a grade of 6% or greater should be of a split level design with a ground floor level no greater than 1 metre above the existing ground level at any one point. A restriction as to us...
	3.1.5 Site Frontage

	Performance Criteria
	a) Different housing types are suited to different lot widths. The following minimum frontage widths are recommended for the different housing types:
	3.1.6 Building Height

	Principles
	 Achieve a variety of building forms and building heights that contribute to the urban structure of the Rouse Hill Regional Centre and assist in establishing an attractive streetscape.

	Performance Criteria
	a) Building heights shall be consistent with the maximum building heights pursuant to The Hills Local Environmental Plan 2012.
	b) Taller building sections to be designed/detailed so facades present well and no difference in quality regardless of orientation.
	c) Buildings within the 70 metre curtilage of Mungerie House shall be one storey.
	d) Residential floor to ceiling heights shall be 2.7 metres on ground/living spaces and 2.55 metres on upper levels/bedrooms.
	e) Non Residential floor to ceiling heights shall be 3.3 - 4.6 metres on ground level and 2.7 - 3.3 metres above ground level.
	3.1.7 Building Setbacks


	Principles
	 Setbacks to the front, rear and side of lot boundaries define the built area and the non-built area. They allow solar access to open space areas, generally minimise impacts on adjacent parcels and contribute to reducing bulk to the streetscape, redu...

	Performance Criteria
	a) Detached, Semi-Detached & Attached Dwellings
	 Articulation to the front building line is required and is permitted up to 1.5 metres for:

	 Lot width less than 11 metres - max 40% of length of dwelling facade.
	 Lot width 11 metres or greater - max 50% of length of dwelling facade.
	 Articulation to the side (corner) setback on a corner lot permitted up to 1 metre for max 40% of length of dwelling facade.
	 Articulation to the rear building line permitted up to 1.5 metres for max 40% of length of dwelling facade.
	 Minimum distance between rear building lines of dwellings shall be 8 metres.
	b) Residential Flat Buildings

	 All street and open space frontages are considered ‘primary’ frontages.
	 Courtyards and gardens can be built to the boundary.
	 Articulation to the front building line is permitted for 1 metre up to 5 storeys and 3 metres for 5 storeys or greater for ground floor predominantly residential.
	 Articulation to the front building line is permitted for 1.5 metres up to 5 storeys where ground level retail or commercial workspaces are provided.
	 Adjoining residential flat buildings must comply with buildings separation controls.
	 Building separation:

	 Minimum separation between buildings is 12 metres.
	 Space between must be capable of extensive landscaping.
	 Max linear length of any residential flat building is 50 metres.
	3.1.8 Building Appearance, Articulation, & Orientation & Design


	Principles
	 Buildings should be designed and built for the local climate, environment and lifestyle, and reflect the Rouse Hill Regional Centre architectural design direction for the creation of modern Australian housing. There are several key features that ref...
	 Building articulation can be generated through the expression of separate parts of the building: entries, stairs, walkways, verandahs, balconies, screens, sunshading. Articulation can also be generated through design solutions to environmental condi...

	Performance Criteria
	 All buildings should follow the street alignment and be set at right angles to the street.
	 Buildings should be designed to address the street and private open spaces with the majority of windows directed to the front (street) of the lot, to private open spaces and in a direction which provides optimal solar access to internal spaces.
	 Building entries shall be clearly articulated and clearly visible from the primary street.
	 Clear separate path to be provided from street and/or driveway to front door.
	 Only one side wall can run full length of the dwelling without articulation.
	 Rear articulation shall include a blade wall incorporated into the building design for the purpose of increasing privacy by interrupting views between internal rooms of dwellings that share a common rear boundary.
	 Corner buildings shall be articulated to reinforce the intersection and address both street frontages.
	 Building elements such as balconies, recessed terraces, verandahs, awnings, bay windows, pergolas, sun shading etc. required on all buildings.
	 Articulation shall be integrated with the building design and its massing.
	 Balconies should complement the general appearance of the building. Balconies can extend 800mm outside the building line.
	 Windows of habitable rooms should be directed to the front/rear of the site.
	 Modulation should be incorporated with the façade design rather than fixtures to the façade.
	 Communication devices, solar collectors etc. to be integrated into the design of the building.
	 The principles of Council’s adopted “Designing Safer Communities – Safer by Design Guidelines” dated June 2003 should be addressed with each development application including the four principles: natural surveillance, access control, ownership and m...
	a) Residential Flat Buildings

	 Residential Flat Buildings should address the alignment of all adjacent streets.
	 All facades to be designed and detailed to be viewed from all directions (same level of quality as public streets and open spaces).
	 Perimeter walls to be articulated with balconies as punctuations within the perimeter wall.
	 Base of buildings to be expressed and relate to retail/commercial uses.
	 For retail/commercial uses, provide continuous protection via awning or colonnade for pedestrians at base level. In these locations buildings may be built on boundary to provide activation along street.
	 Lighting under awnings/within colonnades required.
	 Ground floor dwellings shall address and have direct entry points on the street whilst maintaining privacy to private open spaces. A maximum 1 metre grade can separate ground floor from street.
	 Courtyard walls that front public open space to be minimum 25% transparent and match the character of the building.
	 Minimise corridors/circulation space and avoid dormant areas with little or no natural surveillance.
	 Cross ventilation: at least 50% of building.
	3.1.9 Apartment Layout and Design


	Principles
	 Ensure that there is a diverse range of apartment sizes with a high amenity.

	Performance Criteria
	a) Minimum internal floor area (excluding common passage ways, car parking, balconies:
	 1 bed: 75m2
	 2 bed: 110m2
	 3 bed 135m2
	b) A maximum of 10% of the total number of units within any individual development can have the following minimum internal floor area:

	 1 bed: 65m2
	 2 bed: 90m2
	 3 bed: 110m2
	c) Minimise corridors/circulation space and avoid dormant areas with little or no natural surveillance.
	d) Cross ventilation: at least 50% of building.
	3.1.10 Storage


	Principles
	 The requirement for adequate storage within residential flat buildings for items beyond basic household items allows residents to participate in a broader range of activities and hobbies.

	Performance Criteria
	a) Residential Flat Buildings
	 Storage areas in addition to kitchen cupboards and bedroom wardrobes to be provided in secure locations either in dwelling or lockable garage.
	 Volume of storage:

	 Studio/1 bed: 6m3
	 2 bed: 8m3
	 3+ bed: 10m3
	 Other:

	 Secure locations.
	 Easy access for bicycle parking to encourage regular use.
	3.1.11 Roof Design

	Principles
	 Roof design greatly contributes to the variety and diversity of housing in a streetscape.  Roof design of dwellings, shading and screening devices are to be responsive to orientation and weather patterns.

	Performance Criteria
	a) A variety of roof forms are encouraged.
	b) Roof styles are to be predominantly hipped, gable, skillion or flat style.  Roof forms are not to be excessive or cause loss of amenity.
	c) Appropriate use of eaves, pergolas, screens, awnings, and louvers to provide protection to the north/east/west facing windows.
	d) Designed to manage summer/winter solar exposure.
	e) Elevated roofs to have operable windows for ventilation/release of warm stale air.
	f) Eaves shall extend a minimum of 450mm from face of the building to provide adequate protection.
	g) Minimum pitch to traditional roof forms is 22.5 degrees, minimum pitch to skillion roofs is 10 degrees.
	3.1.12 Driveways

	Principles
	 Provide attractive streetscapes by limiting the impact of driveways and cross overs along streets and street corners to emphasise pedestrian and cycle safety.

	Performance Criteria
	a) Detached, Semi-Detached & Attached Dwellings
	 500mm landscape strip to be provided along length of driveways
	 Cross Overs:

	 Single garage: 3 metres
	 Double garage: no greater than 4.5 metres
	 To be same material as footpaths
	 To be designed to The Hills Shire Council specification
	 Driveways must abut footpaths so footpath is continuous.
	 Shared driveways:

	 Access to two lots - minimum 5 metres, min 4 metres pavement and 0.5 metre landscaped verge on either side
	 Access to greater than 2 lots - minimum 6 metres, minimum 5 metres pavement and 0.5 metres of landscaped verge on either side
	 Driveway crossings to flare to 5 metres at the kerb.
	 Driveways in multi dwelling housing developments which do not connect between 2 roads shall end in a landscaped feature to any fence.
	b) Residential Flat Buildings

	 Buildings of 4 or more storeys may have access to basement car parking via an opening in the front façade of the building. Vehicle access to car parking spaces for apartment buildings up to 3 storeys is to be via one shared entry/exit driveway along...
	 Entry & exit from garages onto a public street should be in a forward direction. Pedestrian and vehicular access should be separated.
	3.1.13 Car Parking


	Principles
	 Provide carparking for multi dwelling housing and residential flat buildings at rates which recognise the close proximity of public transport, shops and other facilities and that the rear loading will facilitate greater on street parking for visitors.

	Performance Criteria
	a) Multi Dwelling Housing/Small Lot Housing
	 Visitor parking:

	 None required for rear-loaded developments
	 Where lots do not have rear lanes, visitor parking may be provided in front of garages
	b) Residential flat buildings
	 Designed in accordance with AS2890 – Parking Facilities - Off Street Car Parking
	 Off-street parking:
	 Visitor parking:

	 2 space/5 dwellings for developments with up to 60 units.
	 1 space/5 dwellings for developments with 60 or more units.
	 Bicycle parking: 1 space/5 dwellings
	 Under/semi-underground parking preferred if above ground must be behind the building line and screened from view.
	 Maximum projection above ground: one metre.
	3.1.14 Garage Design


	Principles
	 Ensure garages do not dominate the primary street frontage and incorporate measures to reduce dominance when provided to rear lanes.

	Performance Criteria
	a) Allotments with a frontage less than 12 metres facing a primary street shall have a single garage of no more than 3.5 width nor extend across more than 50% of the property frontage, whichever is the lesser (unless rear loaded).
	b) Where a double garage is proposed a minimum of three of the design features below must be adopted:
	 Upper floor element projected forward of the garage to cast shadow and take prominence.
	 Colours and textures to ensure garage door subservience.
	 Verandah or pergola provided across the face of the garage.
	 Utilisation of vertical elements to mitigate the horizontal emphasis of the garage.
	c) Entrance to be orientated away from primary street frontage to face side boundary on corner lots or rear lane when provided.
	d) Staggered garages whereby one garage is setback from adjoining garage.
	e) Where studio accommodation is located above a garage accessed by a rear lane, mews or car court, the garage door shall be recessed from the line of the studio above.
	f) Materials and colours should relate to existing or proposed buildings.
	3.1.15 Solar access


	Principles
	 Buildings should be designed to optimise solar access to habitable rooms, private open spaces and public open spaces.
	 Buildings are to be designed to minimise overshadowing of neighbouring buildings and open spaces during the winter months.
	 Encourage dwellings that optimise passive solar design opportunities to ensure daylight access to habitable rooms.
	 Use direct solar access and shading to reduce the running costs of dwellings while incorporating natural ventilation strategies required for cooling and dispelling stale air.
	 Create dwellings that achieve a high quality energy efficient living and working environment.

	Performance Criteria
	a) Detached, Semi-Detached & Attached Dwellings
	 Dwellings to comply with BASIX.
	 Buildings should be designed to optimise solar daylight access to habitable rooms, private open spaces and public open spaces. – particularly living rooms.
	 Typically living areas located to allow 3 hrs solar access on 21 June.
	 At least one room within dwelling should be designed to allow maximum penetration of winter sun and screen summer sun (not necessarily same room).
	 Provide appropriate sun protection to windows – overhangs, blades, screens, landscaping.
	 Incorporate natural cross ventilation through use of operable openings in walls facing two different (preferably opposite directions).
	 Gas boosted solar water heaters are the preferred water heating method.
	 Grid connected PV panels, preferably on the highest part of roof is encouraged to supplement electricity demands of dwellings.
	 Any air conditioning systems should be energy efficient with minimum standard being inverter split system.
	b) Residential flat buildings

	 70% of dwellings to receive min 3 hrs solar access to a living area and private open space between 9am and 3pm on 21 June.
	 < 10% with southerly aspect and achieve min NatHERS Thermal Comfort rating of 5.5 star.
	 Main windows require solar control and suitable shading.
	 North facing windows should incorporate horizontal shading devices: eaves, verandas, pergolas, awnings, external blinds.
	 Shading elements should be integrated into overall design – window size, external shading devices, vertical blinds, blade walls, thick vegetation.
	 All apartments to comply with SEPP 65.
	3.1.16 Landscaping
	Principles


	 Provide landscape areas for planting of screening and decorative trees, site amenity, open space, ground water recharge, site drainage management and other landscape outcomes.
	 High quality landscaping and open space (including private open space) is required to each dwelling to enhance the visual appeal, improve environmental performance and increase liveability for residents.
	Performance Criteria
	a) Detached, Semi-Detached & Attached Dwellings

	 Minimum 40% of lot area shall be provided for soft landscaping and open space.
	 To be gardens, lawns, trees and other vegetated soft landscaping, including incidental paths, paving and retaining walls.
	 Includes driveways and hard stand areas.
	 Does not include pools, sheds & gazebos.
	b) Residential flat buildings

	 Minimum 30% of site excluding buildings & driveways.
	 Terraces/balconies within 1 metre of natural ground level can be included in landscaped area, including common open space above parking.
	 All setbacks and above ground car parking to be landscaped & maintained.
	 Landscape treatments to harmonise with building design.
	 Use of native species is encouraged.
	 Landscaping should consider safety.
	 Rooftop gardens, terraces, courtyards to provide an equal mix of landscaping/hard paving.
	 At least 25% or 50m² (whichever is greater) ground level open space is to be provided on natural ground.
	3.1.17 Open Space (Private and Common)


	Principles
	 Ensure that all dwellings have access to private, comfortable and useable open spaces. Private spaces that directly adjoin the public domain are to contribute positively to the quality of the public domain. Useable external private open space must b...
	 Common open space to be provided for residential flat buildings in accessible areas with good amenity.

	Performance Criteria
	a) Detached, Semi-Detached & Attached Dwellings
	 Private Open Space shall be provided to each dwelling in the following minimum percentages:

	 Minimum 23% of lot area for lots up to 400sqm.
	 Minimum 20% of lot area for lots 400sqm and larger.
	 Minimum dimensions of primary private open space shall be 4 metres x 6 metres.
	 Minimum secondary private open space: 3 metres.
	 50% of required private open space shall receive 3 hours of solar access between 9am and 3pm on June 21 (exception may be considered if in specific circumstances the compliance would unduly affect functionality or liveability).
	 A maximum of 15m2 of private open space can be provided in the form of balconies.
	 An area of primary open space to be directly accessible from indoor living space and within 500mm of finished floor level.
	 Primary open space at ground level to be separate and screened from the public realm.
	 Secondary dwellings require a minimum 6m² area, with a minimum dimension of 2 metres (all can be provided at upper level).
	 Primary open space on upper levels to include privacy measures from adjacent dwellings.
	 Maximum 50% portion of private open space on ground level can be roofed or covered - no roof to encroach into setback area beyond normal eaves.
	 Gazebos, play equipment, swimming pools, and spas not permitted to count towards primary open space.
	 Courtyards in the front setback area are allowed if adequate privacy through planting, fencing or screens whilst maintaining surveillance and streetscape.
	 No common open space required.
	b) Residential flat buildings

	 Open space can be partially provided in the form of courtyards, gardens and balconies.
	 Private Open space:

	 Private open space must be accessible from living areas of dwelling units:
	o Ground level dwellings to have a minimum width 4 metres and a minimum depth of 3 metres.
	o Above ground level dwellings to have a minimum area 8 m² with a minimum depth 2 metres.
	 The design of residential flat buildings shall comply with SEPP 65 and therefore a minimum of 70% of private open space will achieve a minimum of 3 hours of solar access between 9am and 3pm on June 21.
	 Common Open Space:

	 A minimum of 10m² of open space per dwelling unit (including courtyards, gardens and balconies) is to be provided.
	 Minimum dimension to be: 4 metres on ground level and podium levels, 3 metres for balcony & roof terraces.
	3.1.18 Fencing and Courtyard Walls

	Principles
	 Fencing and courtyard walls are to establish and support the character of the street. The location and design of fencing and courtyard walls is to enable the efficient use of front garden spaces.
	 Fencing and courtyard walls adjacent to the public realm including streets and open spaces is to be a positive contribution to the streetscape character through the use of quality materials, appropriate detailing and the inclusion of landscaping.

	Performance Criteria
	 Front Fencing:

	 Front fencing is to be constructed to complement the design of the building.
	 Its purpose is to provide a uniform low edge defining the private and public space.
	 Front fencing is required where there are three or more dwellings within a development.
	 Fencing can be in the form of hedges, timber pickets, landscape (i.e. shrubs), or masonry piers with infill panels (open or closed).
	 Fence height is a maximum of 1.2 metres above adjoining nature strip/footpath.
	 Courtyard walls that front public open space are to be 25% transparent.
	 The portion of the fence that is partially transparent can be achieved through planting or a construction method such as slats, pickets etc.
	 Where there is a level change, the fencing to public parks and streets is to comply.
	 Side and Rear Boundary Fencing

	 Fencing to side and rear boundaries is to be 1.8 metres high.
	 Materials of the side or rear fencing are to be typically either masonry or timber.
	 Side fencing between lots is to stop a minimum of 1 metre back from the line of the front of the building façade immediately adjacent.
	 Front fencing, if desired, can return to meet the side fencing along the boundary. This return can only be 1.2 metres high, not tapered and built to the same standard as the fence on the front boundary.
	 When the primary private open space is located on a street or open space frontage, this space should be typically 0.5 – 1 metre higher than the adjacent public realm.
	 Corner Lots

	 Courtyard walls are to be provided on the boundary to protect private open spaces whilst maintaining address and surveillance of the street.
	 1.8 metre high courtyard walls to side boundaries of corner lots are to be no more than 50% of the length of the allotment.
	 Side courtyard walls are to stop a minimum of 4 metres back from the line of the front of the building façade immediately adjacent.
	 Front fencing is required and can return to meet the side fencing along the boundary.
	3.1.19 Designing for Privacy

	Principles
	 Achieve a development with a high quality living environment that maximises the visual and acoustic privacy of the occupants and neighbouring properties through siting, building planning, location of openings and building materials.

	Performance Criteria
	a) Detached, Semi-Detached & Attached Dwellings
	 Second /third storey habitable room windows within 4.5 metres of side boundary to have permanent privacy measures.
	 Second /third storey habitable room windows within 5 metres of rear boundary of a 25 metre deep lot to have permanent privacy measures.
	 Upper storey habitable rooms within 7 metres of rear boundary of 30 metre deep lot to have permanent privacy measures.
	 Direct overlooking of main habitable areas and private open spaces of adjacent dwellings should be minimised through building layout, window and balcony location, design and the use of screening devices.
	 Acceptable privacy measures include landscaping, alternative window arrangements, external louvers, treated glass etc.
	 Dwellings adjacent to Tributary 3 and Windsor Rd will require acoustic reports to be submitted with Level 3 DAs.
	b) Residential flat buildings

	 At least 1 semi-private balcony per dwelling being a minimum area 8m2 and minimum 2 metres deep.
	 Minimise direct overlooking of main internal living areas and private open space through building design, window locations and size, landscaping and screening.
	c) Acoustic Privacy

	 Buildings located in proximity to main roads or railways shall design for noise.
	 Development must be designed so as to mitigate potential interface impacts between future development and the railway corridor. This will include measures to mitigate noise and visual impacts such as:

	 Use of noise resistant wall, ceiling, floor and roof material;
	 Site planning;
	 Location of habitable rooms away from the noise sources;
	 Use of triple glazing; and
	 Use of fencing porches and walls as noise buffers.
	 Consider locating potential noise sources within common open space, service areas, driveways, road and rail locations.
	 Achieve criteria in SEPP (Infrastructure) 2007.
	3.1.20 Waste Management


	Principles
	 Provide domestic waste management systems that allow for ease of use by occupants and ease of service by collection contractors.
	 Provide waste storage areas that is are integrated with the design of the development.
	 Assist in achieving Federal and State Government waste minimisation targets.
	 Implement appropriate practices during construction to minimise waste and maximise opportunities for recycling.

	Performance Criteria
	 Waste collection and separation facilities to be provided for each dwelling – waste storage cupboard in kitchen for 1 days waste and sufficient to enable separation of recyclables.
	 Waste storage facilities to be provided on site and waste removed at regular intervals and not less frequently than once per week (garbage) and fortnightly (recycling).
	 Bins on site should not be visible from primary street frontages.
	 Storage areas shall be adequate for:

	 1 x 240 litre garbage bin.
	 1 x 240 litre recycle bin.
	 Bins must be able to be wheeled to the street kerb over flat or ramped surface (maximum grade 7%) and not over steps, landscape edging or gutters.
	 Waste collection and separation facilities to be provided for each dwelling – waste storage cupboard in kitchen for 1 days waste and sufficient to enable separation of recyclables.
	 Waste storage facilities to be provided on site and waste removed at regular intervals and not less frequently than once per week (garbage) and fortnightly (recycling).
	 Location/design should consider:

	 Screening of views from adjoining properties/public realm.
	 Natural surveillance.
	 Storage areas shall be:

	 Clean, tidy, odour-free.
	 Incorporated into landscape design, level access less than 5% grade, can be in undercover/basement car park.
	 Adequate size according to estimates of expected waste.
	 Access:

	 To be convenient.
	 Accessible by wheelchair.
	 Allow 120/240 litre bins to be able to be wheeled to the street kerb over flat or ramped surface (maximum grade 7%) and not over steps, landscape edging or gutters.
	 Allow bulk garbage bin to be wheeled out & serviced by front loading garbage truck on flat surface (maximum 5% grade) not over steps, landscape edging or gutters.
	 To be designed in accordance with Council’s Bin Storage Facility Design Specification.
	 A waste management plan should be submitted to address the following:

	 Avoid oversupply of waste materials and organise collection of waste.
	 Use of prefabricated components.
	 Re-use of materials and use of recycled materials.
	 Appropriate work staging.
	 Appropriate disposal of asbestos, hazardous and intractable wastes.
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	1. INTRODUCTION
	1.1. LAND TO WHICH THIS SECTION OF THE DCP APPLIES
	1.2. AIMS AND OBJECTIVES OF THIS SECTION OF THE DCP
	(i.) Encourage a high standard, aesthetically pleasing, and functional residential estate of various densities that sympathetically relates to existing and future adjoining development.
	(ii.) Encourage innovative and imaginative designs with particular emphasis on the integration of buildings, landscaped areas and community recreational uses.
	(iii.) Ensure residential development incorporates the principles of Ecological Sustainable Development.
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	2. NORWEST TOWN CENTRE RESIDENTIAL PRECINCT
	3. OBJECTIVES AND DEVELOPMENT CONTROLS
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	A. Site Planning
	Objectives
	(i.) To achieve coherent site planning and development that relates to the natural contours of the site and contributes to the character of the area.
	(ii.) To provide for the effective management of common open spaces within the development.

	Performance Criteria
	Development Controls
	(a) Future development is to be located generally in accordance with Figure 3 in Appendix 1.
	(b) The site coverage shall be a maximum of 50% of the site area.

	B. Residential Flat Building Size
	Objectives
	(i.) To ensure that individual residential units are of a size suitable to meet the needs of residents.
	(ii.) To ensure the layout of residential units is efficient and achieves a high level of residential amenity.

	Performance Criteria
	a) Residential flat buildings are to satisfy the Design Quality Principles listed in State Environmental Planning Policy No.65 – Design Quality of Residential Flat Development.

	Development Control
	(a) Internal layouts and size of residential units are to be in accordance with the development controls contained within Part B Section 5 – Residential Flat Buildings.

	C. Setbacks
	Objectives
	(i.) To provide setbacks that complements the landscape setting of the Norwest Business Park.
	(ii.) To provide privacy for future residents within a parkland setting.
	(iii.) To minimise overshadowing of communal open space areas.

	Performance Criteria
	a) Setbacks are to complement the Norwest Business Park setting and contribute to the landscaped character of the precinct while allowing flexibility in the siting of buildings.

	Development Control
	(a) The setbacks for the East Precinct shall be in accordance with the minimum setbacks outlined in Table 2 below.
	(b) The internal setbacks for the proposed residential flat buildings located in the East Precinct shall be in accordance with the minimum setbacks outlined in Table 3.

	D. Residential Flat Building Height
	Objectives
	(i.) To ensure that residential flat buildings reflect the height and scale of the Norwest Business Park and respond to the site’s topography.
	(ii.) To minimise overshadowing of adjoining properties and communal open space areas.

	Performance Criteria
	a) Building heights are to encourage a transition of scale from the lower scale Bella Vista Waters Residential Estate and West Precinct to the larger scale buildings on the eastern side of the Norwest Town Centre.

	Development Controls
	(a) The maximum number of storeys shall be in accordance with Figure 4 in Appendix 1.
	(b) The maximum building heights allowable on the site shall be measured vertically from natural ground level. Basement parking shall protrude no more than one metre above natural ground level.

	E. Open Space
	Objectives
	(i.) To provide open space for recreation and for use by the future occupants of the new buildings.
	(ii.) To enhance the quality of the built environment by providing opportunities for landscaping in a parkland setting.
	(iii.) To provide private open space that forms an extension of the residential flat building for the enjoyment of residents.
	(iv.) To provide functional common open space areas for informal recreational use by future residents.

	Performance Criteria
	a) Open space is to have regard to such requirements as solar access, outlook, privacy and the provision of common open space facilities.
	b) Each dwelling shall provide an area of useable private open space, or private courtyard area, which has direct access from the dwelling.

	Development Controls
	(a) A minimum of 50% landscaped area shall be provided over the entire precinct.
	(b) For residential flats at ground level, opportunity must be made available for courtyards where the topography permits. All ground level courtyards must have a minimum area of 24m2 and a minimum dimension of 4 metres. Courtyards are to be located d...
	(c) Design techniques are encouraged to protect the privacy of ground floor courtyards from overlooking by above ground units, ground level communal areas and accessways.
	(d) Usable open space above ground floor is to be in the form of balconies adjacent to the main living area of the residential flat. Balconies are to have a total minimum area of 10m2 with a minimum depth of 2.4 metres for balcony areas directly outsi...
	(e) To provide for the recreational needs of residents, common open space areas are to be provided in the locations as shown in Figure 5, Appendix 1.

	F. Car Parking and Access
	Objectives
	(i.) To provide sufficient and convenient parking for residents and visitors.
	(ii.) To ensure that vehicles may enter and leave the residential flat buildings in a safe and efficient manner.
	(iii.) To provide a legible and permeable road network.

	Performance Criteria
	a) Car parking shall be located underground where practicable to minimise the height of buildings above natural ground level.
	b) Visitor parking is to be located in easily accessible and identifiable areas.
	c) Adequate provision shall be made for service vehicles’ access and service areas.

	Development Controls
	(a) Refer to Part C Section 1 - Parking.
	3.3. CENTRAL PRECINCT
	3.3.1. Desired Future Character Statement
	3.3.2. Built Form Controls


	A.  Site Planning
	Objective
	(i.) To achieve coherent site planning and development that relates to the natural contours of the site and contributes to the character of the area.

	Performance Criteria
	Development Controls
	(a) Future development to be located generally in accordance with Figure 7 in Appendix 2.
	(b) The site coverage shall be a maximum of 60% of the site area. The Central Precinct is a development in accordance with Part D Section 5 – Kellyville Rouse Hill Release Area (Section 4 Housing as per clause 4.1B of The Hills LEP 2012).

	B. Dwelling Size
	Objectives
	(i.) To ensure that dwelling types are of a size suitable to meet the needs of residents.
	(ii.) To ensure the layout of dwelling types are efficient and achieve a high level of residential amenity.

	Development Control
	(a) Internal layout and size of residential flats are to be in accordance with the development controls contained within Part B Section 4 – Multi Dwelling Housing and Part B Section 5 – Residential Flat Buildings.

	C. Setbacks
	Objectives
	(i.) To provide setbacks that complement the landscape setting of the Norwest Business Park.
	(ii.) To provide privacy for future residents within a parkland setting.
	(iii.) To minimise overshadowing of communal open space areas.

	Performance Criteria
	a) Residential flat building setbacks to Solent Circuit, the wetland basin and Fairway Drive should complement the Norwest Business Park setting.
	b) Multi dwelling housing and small lot housing setbacks should ensure adequate provision for landscaping, vehicle parking and private open space.

	Development Controls
	(a) The setbacks for the Central Precinct shall be in accordance with the minimum setbacks outlined in Table 4 below.
	(b) The internal setbacks of the proposed residential flat buildings, multi dwelling housing and small lot housing shall be in accordance with minimum setbacks outlined in Table 5.0.

	D.  Building Height
	Objectives
	(i.) To provide a transition in building scale, building heights should step down where adjoining multi dwelling houses and small lot housing.
	(ii.) To minimise overshadowing of adjoining properties and communal open space areas.

	Performance Criteria
	a) Building heights are to encourage a transition of scale from the multi dwelling housing and small lot housing in the West Precinct and larger scale residential flats in the East Precinct.

	Development Controls
	(a) The maximum number of storeys are to be in accordance with Figure 8 in Appendix 2.
	(b) The maximum building heights allowable on the site shall be measured vertically from natural ground level. Basement parking shall not protrude more than one metre above natural ground level.

	E.  Open Space
	Objectives
	(i.) To provide open space for recreation and for use by the future occupants.
	(ii.) To enhance the quality of the built environment by providing opportunities for landscaping in a parkland setting.
	(iii.) To provide private open space that forms an extension of the dwelling for the enjoyment of residents.
	(iv.) To provide functional common open space for informal recreational use by future residents.

	Performance Criteria
	a) Open space is to have regard to such requirements as solar access, outlook, privacy and the provision of common open space facilities.
	b) Each dwelling shall provide an area of useable private open space, or private courtyard area, which has direct access from the dwelling.

	Development Controls
	(a) A minimum of 40% landscaped area shall be provided over the precinct.
	(b) For residential units at ground level, opportunity must be made available for courtyards where the topography permits. All ground level courtyards must have a minimum area of 24m2 and a minimum dimension of 4m. Courtyards are to be located directl...
	(c) Usable open space above ground floor is to be in the form of balconies adjacent to the main living area of the residential units. Balconies are to have a total minimum area of 10m2 with a minimum depth of 2.4 metres for balcony areas directly outs...
	(d) For multi dwelling housing and small lot housing, ground floor private open space should be provided off main living areas and be designed to provide for outdoor furniture and dining facilities, perimeter screen landscaping and a lawn area capable...
	(e) Design techniques are encouraged to protect the privacy of ground floor courtyards from overlooking by above ground units, ground level communal areas and access ways.
	(f) Private open space for multi dwelling housing is to have a minimum of 50m2. One part of the private open space area is to have a minimum area of 24m2 with a minimum dimension of 4 metres and be contiguous with the living area of the dwelling for w...
	(g) If useable open space is provided above ground floor for multi dwelling houses in the form of balconies it is to have minimum area of 10m2 and a minimum depth of 2.4 metres for balcony areas directly adjacent to the dwelling’s main living room. Ba...
	(h) Private open space for small lot housing is to have a minimum area equivalent to 20% of the allotment area and a minimum dimension of 2.0 metres. One part of the private open space area is to have a minimum area of 24m2 with a minimum dimension of...
	(i) To provide for the recreation needs of residents in residential units, multi dwelling housing, common open space areas in the form of a neighbourhood park are to be provided as shown in Figure 9 in Appendix 2.

	F. Car Parking and Access
	Objectives
	(i.) To provide sufficient and convenient parking for residents and visitors.
	(ii.) To ensure that vehicles may enter and leave the dwellings in a safe and efficient manner.

	Performance Criteria
	a) Car parking shall be located underground where practicable for residential flat buildings to minimise the height of buildings above natural ground level or, if located at grade, be screened from view to minimise the visual impact.
	b) Resident car parking for multi dwelling housing and small lot housing can be either provided below ground or above ground in a traditional garage configuration.
	c) Visitor parking shall be located within easily accessible and identifiable areas.
	d) Adequate provision shall be made for service vehicles.

	Development Controls
	(a) All car parking areas and spaces shall be designed in accordance with Part C Section 1 - Parking.
	(b) For multi dwelling housing and small lot housing, visitor car parking is to be made available on the individual dwelling driveway within the building line, between the garage and the primary street frontage. Visitor parking may also be provided in...
	(c) Generally, resident car parking for residential flat buildings is to be provided below natural ground level and visitor parking will be provided on grade to minimise the impact of above ground parking on the site.
	(d) Satisfactory provisions should be made for service vehicles, such as furniture removal vehicles to be able to service each residential flat building and circulate through the site.
	(e) A street hierarchy system is to be provided in accordance with the street network plan shown in Figure 10 Appendix 2.
	(f) The design and configuration of access ways and driveways shall be in accordance with Part C Section 1 - Parking.
	3.4. WEST PRECINCT
	3.4.1. Desired Future Character Statement
	3.4.2. Built Form Controls


	A. Site Planning
	Objective
	(i.) To achieve coherent site planning and development that relates to the natural contours of the site and contributes to the character of the area.

	Performance Criteria
	Nil

	Development Controls
	(a) Future development to be located generally in accordance with Figure 11 in Appendix 3.
	(b) The site coverage shall be a maximum of 60% of the site area. The West Precinct is an integrated housing development in accordance with Part D Section 5 – Kellyville / Rouse Hill Release Area.

	B. Dwelling Size
	Objectives
	(i.) To ensure that dwelling types are of a size suitable to meet the needs of residents.
	(ii.) To ensure the layout of dwelling types are efficient and achieve a high level of residential amenity.

	Development Controls
	(a) Refer to Part B Section 4 – Multi Dwelling Housing and Part B Section 5 – Residential Flat Buildings.

	C. Setbacks
	Objectives
	(i.) To provide setbacks that allow for landscaped frontages and rear private open space.
	(ii.) To provide privacy for future residents and solar access.

	Performance Criteria
	a) Setbacks should ensure adequate provision for landscaping, vehicle parking and private open space.
	b) Setbacks for the West Precinct will allow for landscaped frontages and rear private open space for the enjoyment of residents. Side setbacks will allow for adequate building separation, and a mixture of landscaping and fencing to provide a sense of...

	Development Controls
	(a) The setbacks for the West Precinct shall be in accordance with the minimum setbacks outlined in Table 6 below.
	(b) The internal setbacks of the proposed residential flat buildings, multi dwelling housing and small lot housing shall be in accordance with the minimum setbacks outlined in Table 7.0.

	D. Building Height
	Objectives
	(i.) To complement the emerging Bella Vista Waters residential estate, the building heights should be no greater than 3 storeys.
	(ii.) To minimise overshadowing of adjoining properties and open space areas.

	Performance Criteria
	a) Building heights are to complement the lower scale of development in the emerging Bella Vista Waters residential estate but also reflect the vision of the Norwest Town Centre Residential Development as the transition between the traditional residen...

	Development Controls
	(a) The maximum number of storeys shall be in accordance with Figure 12 in Appendix 3.
	(b) The maximum building heights allowable on the site shall be measured vertically from natural ground level. Basement parking shall not protrude more than one metre above natural ground level.

	E. Open Space
	Objectives
	(i.) To provide open space for recreation and for use by the future occupants of new dwellings.
	(ii.) To enhance the quality of the built environment by providing opportunities for landscaping in a parkland setting.
	(iii.) To provide private open space as an extension of the dwelling for the enjoyment of residents.
	(iv.) To provide functional common open space areas for informal recreational use by future residents.

	Performance Criteria
	a) Open space is to have regard to such requirements as solar access, outlook, privacy and the provision of common open space facilities.
	b) Each dwelling shall provide an area of useable private open space, or private courtyard area, which has direct access from the dwelling.

	Development Controls
	(a) A minimum of 40% landscaped area shall be provided over the entire precinct.
	(b) Ground floor private open space should be provided off main living areas and designed to accommodate outdoor furniture, perimeter screen landscaping and a courtyard area capable of accommodating a clothes line.
	(c) The privacy of ground floor private open space is to achieved via the design of the development.
	(d) Private open space for multi dwelling housings is to have a minimum of 50m2. One part of the private open space area is to have a minimum area of 24m2 with a minimum dimension of 4 metres and be contiguous with the living area of the dwelling for ...
	(e) If usable open space is provided above ground floor for multi dwelling housing and residential flat buildings in the form of balconies it is to have a minimum area of 10m2 and a minimum depth of 2.4 metres for balconies directly adjacent to the ma...
	(f) Private open space for small lot housing is to have a minimum area equivalent to 20% of the allotment area and a minimum dimension of 2 metres. One part of the private open space area is to have a minimum area of 24m2 with a minimum dimension of 4...
	(g) To provide for the recreational needs of residents, a common open space is to be provided in the form of a neighbourhood pocket park as shown in Figure 13 in Appendix 3.

	F. Car Parking and Access
	Objectives
	(i.) To provide sufficient and convenient parking for residents and visitors.
	(ii.) To ensure that vehicles may enter and leave the dwellings in a safe and efficient manner.

	Performance Criteria
	a) Car parking may be located underground where practicable to minimise the visual impact of garages. Where parking is provided above ground it should be located in a traditional garage or carport arrangement which is integrated with the design of the...
	b) Resident car parking for the multi dwelling housing, small lot housing and residential flat buildings can be either provided below ground or above ground in a traditional garage configuration.
	c) Visitor parking may be provided on the dwelling driveway within the front setback area, within designated on-street parking bays or underground within a basement.
	d) Adequate provision shall be made for service vehicles.

	Development Controls
	(a) Refer to car parking rates for residential flat buildings.
	(b) All car parking areas and spaces shall be designed in accordance with Part C Section 1 – Parking.
	(c) Resident car parking for multi dwelling housing can be provided either within a basement parking configuration or at finished ground level within a traditional garage arrangement. Visitor parking for multi dwelling houses and residential flat buil...
	(d) Car parking for the small lot housing is to be in the form of a traditional garage and outdoor visitor spaces are to be located in the setback area between the garage and the primary street frontage of dwellings.
	(e) Where visitor car parking spaces are proposed within the basement of residential flat buildings or multi dwelling housing they shall be made accessible at all times.
	(f) A street hierarchy system is to be provided in accordance with the street network plan shown in Figure 14 of Appendix 3.
	(g) The design and configuration of access driveways shall be in accordance with Part C Section 1 - Parking.

	4. GENERAL DEVELOPMENT STANDARDS
	4.1. ADAPTABLE HOUSING

	Objectives
	(i.) To ensure that developments provide appropriate and improved access and facilities for all persons (consistent with the provisions of Australian Standard AS1428.1-1998).
	(ii.) To ensure designers/developers consider the needs of people who are mobility impaired and to provide greater than the minimum requirements for access and road safety.
	(iii.) To ensure that building design does not prevent access by people with disabilities.
	(iv.) To incorporate design measures that are appropriate for people with disabilities.

	Performance Criteria
	a) Development to provide housing for a cross section of the community.
	b) All development applications for residential flat buildings and multi dwelling housing should be accompanied by a report prepared by a suitably qualified Access Consultant addressing access and mobility provisions within the development.

	Development Controls
	(a) All residential units required under this Section to be adaptable dwellings and those which cannot be directly accessed from ground level are to be served by a lift.
	(b) Units with a lowest floor level within 1.5 metres of the natural ground must be accessible to the front door of each unit.
	(c) At least one unit in each residential flat building with less than 20 units, or 5 percent of the units in any development of 20 or more units, must be either:
	 An accessible unit to AS 1428 Part 2, suitable for occupation by a wheelchair user; or
	 Meeting Class B adaptability provisions under AS 4299.
	(d) All stairs intended for circulation between levels, whether external or internal, shall comply with AS 1428 Part 1, if they are located on common property.
	(e) At least 10% of toilets (but not less than 1 male and 1 female toilet) provided on the common property must be wheelchair accessible.
	(f) At least one entry to any common facilities on the common property must be wheelchair accessible.
	(g) An accessible pick-up and drop-off point can be located on the public road (with Council or RMS permission) or on the site, but it must allow for vehicles up to a coaster size bus to pick up and drop off.
	(h) Residential units are to be designed to permit adaptation of units so that they can change to meet future needs. Design features that might be included are:
	 Lightweight or non-load bearing walls that can be removed to re-configure rooms.
	 Wall panels that can be easily removed to connect adjoining residential units and cater for larger extended families.
	4.2. SITE FACILITIES

	Objectives
	(i.) To provide site facilities which are adequate and conveniently located for resident needs.
	(ii.) To ensure facilities are practical, attractive and easily maintained.

	Performance Criteria
	a) Rubbish and recycling bin enclosures, letter boxes, and other site facilities should be adequate in size, durable, weather proofed and visually integrated with the development. Their location is to have regard to the protection of residential ameni...

	Development Controls
	(a) Storage for residential units is to be in accordance with Part B Section 5 – Residential Flat Buildings.
	(b) Storage for multi dwelling housing and small lot housing is to be provided at a rate of 10m3 per dwelling within a lockable garage not encroaching into the parking space, and with a minimum base area of 5m2 and a minimum width of 2 metres.
	(c) All residential units are to be provided with internal laundry facilities and internal drying facilities.
	(d) Laundries for multi dwelling housing and small lot housing shall be provided to each dwelling with a permanent or collapsible clothes line provided in a conveniently accessible courtyard.
	(e) Waste collection and separation facilities must be provided for each dwelling. Each dwelling should have a waste storage cupboard in the kitchen capable of holding at least a single days waste, and provision to enable separation of recyclable mate...
	(f) Bin storage bay(s) are to be of adequate size to store the appropriate number of garbage and recycling bins required based on the following waste generation rates or as required by Council’s Waste Management Department:
	 incorporated into the landscape design of the development in order to minimise visual impact.
	 accessible by wheelchair (where dwellings do not have access to waste garbage shutes or recycling cupboards).
	 designed in accordance with The Hills Shire Council “Bin Storage Facility Design Specification”.
	(g) Where dwellings or residential flats do not have access to garbage shutes, recycling cupboards or centralised garbage storage rooms the location of the bin storage bay(s):
	 is to be convenient and accessible to the occupants of all dwellings.
	 must allow 240 litre bins to be wheeled to the street over flat or ramped surfaces with a maximum grade of 7% and not over steps, landscape edging or gutters.
	 must allow the bulk garbage bin(s) to be wheeled out and be serviced by the front loading garbage truck on a flat surface with a maximum grade of 5%, and not over steps, landscape edging or gutters.
	 must be in accordance with the Baulkham Hills Shire Council “Bin Storage Facility Design Specification”.
	(h) All service access roads must be designed in accordance with Council’s engineering requirements. Applicants are encouraged to liaise with Council’s Waste Management Department on truck sizes, required turning paths and access/servicing arrangements.
	(i) Demolition and construction works must maximise the reuse and recycling of building/construction materials in accordance with Council’s ESD objectives and State and Federal Government waste minimisation targets.
	(j) All asbestos, hazardous and/or intractable wastes are to be disposed of in accordance with Workcover Authority and EPA requirements.
	(k) All Development Applications are to be accompanied by a Waste Management Plan that demonstrates appropriate project management and construction techniques for ensuring waste minimisation including the re-use of waste on-site and off-site recycling.
	(l) Mail boxes are to be generally incorporated into front fences, landscaped areas or integrated with individual building entry design.
	(m) Mail boxes should be in close proximity to the pedestrian entrance of all housing types, and be easily identifiable for ease of use.
	(n) The location of mail boxes and mail drop-off points will need to be confirmed with Australia Post.
	(o) To improve the air quality of the locality, the installation of wood heaters is not permitted.
	4.3. BASIX
	4.4. FENCING

	Objective
	(i.) To ensure that fencing does not detract from the overall amenity of the area.

	Performance Criteria
	a) Fencing to the front street must not obstruct the opportunity for passive surveillance of public and private domain.

	Development Controls
	(a) Front boundaries are to be defined through the use of hedging, plant massings, fencing or a combination of these elements.
	(b) Multi dwelling housing and small lot housing fronting Solent Circuit and the internal road network within the Central and West Precincts shall have vertical fencing elements.
	(c) The height of the fence is to be 1- 1.5 metres.
	(d) Fencing is to incorporate natural stone or masonry piers with a rendered or bag washed and painted finish.  Fencing may have a base of natural stone or masonry construction with a rendered or bag washed and painted to match piers.  Piers and base ...
	(e) Side boundaries to integrated small lots and multi dwelling housing are to be defined with lap and cap timber fencing.  Fencing to be solid to 1.8 metres high or solid to 1.5 metres high with a 300mm partial screen to a total height of 1.8 metres....
	(f) Fencing is to have a natural or stained finish.
	(g) Side boundaries to residential unit ground floor courtyards are to be defined by masonry walls with a finish and colour to complement those of the building.
	(h) Fencing to rear boundaries is to be as described above (side boundary, point i) or to be timber palisade to a height of 1.5 metres to provide for passive surveillance.
	(i) Fencing to have a natural or stained finish.
	4.5. ACCESS, SAFETY AND SECURITY

	Objective
	(i.) Site and dwelling layouts are to ensure safe and convenient passage for residents and visitors.

	Performance Criteria
	a) Consideration should be given to the needs of residents in regards to prams, wheelchair access and people with disabilities.
	b) Footpaths, landscaped areas and driveway designs are to provide opportunities for surveillance and allow for the safe movement of residents and visitors.
	c) Residential flat buildings and multi dwelling housing are to have adequate lighting in common and access areas.

	Development Controls
	(a) Stairs and ramps are to have reasonable gradients and non-slip even surfaces. Refer to Australian Standard 1428.1 – 1988 Design for Access and Mobility and supplementary AS 1428.2 – 1992.
	(b) Access to dwellings is to be direct and without unnecessary barriers. For example, use ramps instead of stairs/steps, consider the height and length of handrails and eliminate changes in level between ground surfaces.
	(c) Development applications should address provisions contained in Council’s “Safer by Design Guidelines” 2002.
	(d) Private areas in a development are to be clearly recognisable.
	4.6. SOLAR ACCESS

	Objectives
	(i.) To ensure reasonable access to sunlight for living spaces within buildings and open space areas around dwellings.
	(ii.) To ensure adjacent open spaces, living spaces in dwellings, and public places are not deprived of reasonable access to sunlight.

	Performance Criteria
	a) All dwellings are to be orientated to promote direct sunlight. Buildings should be sited to allow adequate provision for access of direct sunlight into dwellings, private open space and communal open space.
	b) Living areas of dwellings shall be orientated towards the north wherever possible.
	c) Small lot housing and multi dwelling housing should be sited to maximise the amount of direct sunlight available to private open space.
	d) Where winter solar access is not optimum the use of double-glazing, high performance glass or heavyweight curtains and pelmets is strongly encouraged.
	e) Windows to living areas or bedrooms are to have suitable overhangs, shading, or other solar controls to avoid summer overheating and are to be integrated into the overall elevation design.
	f) The use of horizontal shading devices (for north facing windows) including eaves, verandahs, pergolas, awnings and external horizontal blinds to allow low winter sun whilst providing shade from high summer sun is strongly encouraged.
	g) Where relevant, development applications should have regard to the requirements contained in the Australian Model Code of Residential Development (AMCORD) and Better Urban Living – Guidelines for Urban Housing in NSW.

	Development Controls
	(a) Common open space areas must receive at least 4 hours of sunlight between 9am and 3pm in midwinter.
	(b) Living rooms and private open spaces for at least 70% of residential units should receive a minimum of 3 hours direct sunlight between 9am and 3pm in midwinter.
	(c) Multi dwelling housing and small lot housing developments are to be designed to ensure at least 80% of dwellings have a private open space that receives direct sunlight to 50% of the private open space area for a minimum of 2 hours between 9am and...
	4.7. VISUAL AND ACOUSTIC PRIVACY

	Objectives
	(i.) To limit views into adjoining private open spaces and living rooms.
	(ii.) To protect residents from external noise.
	(iii.) To contain noise between dwellings without unreasonable transmission to adjoining dwellings.

	Performance Criteria
	a) The effective location of windows and balconies is preferred to the use of screening devices, high sills or obscured glass. Where these are used, they should have minimal negative effect on resident or neighbour amenity.
	b) Direct views from the living rooms of dwellings into private open space or the interior of other dwellings should be obscured with landscaping, architectural detail and building design (refer to AMCORD).
	c) Where minimum separation distances cannot be practically met, windows should be placed to minimise direct viewing between dwellings.
	d) In general, dwellings are to be designed to limit the potential for noise transmission to living and sleeping areas of adjacent existing and future developments. Consideration should be given to minimising noise emissions from air conditioners, dri...

	Development Controls
	(a) Minimise direct overlooking of main internal living areas and private open space of dwellings both within and of adjoining development through building design, window locations and sizes, landscaping and screening devices.
	(b) Consider the location of potential noise sources within the development such as common open space, service areas, driveways, road frontage and provide appropriate measures to protect acoustic privacy by the careful location of noise sensitive room...
	(c) The location of the plant and equipment for residential flat buildings should be designed so that the noise level does not exceed the background noise level. This is to reduce background noise level creep.
	(d) In regards to the multi dwelling housing and small lot housing, ideal positions or specifically designed positions for any air conditioners should be provided in the plans at development application stage.
	(e) Air conditioners shall be located a minimum of three metres from any property boundary and must not exceed 5dB(A) above the background noise level or alternatively if there is no other option and the air conditioner is located within three metres ...
	(f) Private areas in a development are to be clearly recognisable.
	4.8. PUBLIC ROADS

	Objective
	(i.) To provide public thoroughfares within the locality that will assist with traffic management.

	Performance Criteria
	a) Extension of Fairway Drive and main East Precinct Access into the Balmoral Road Release Area will provide additional public thoroughfares into the Norwest Business Park. Currently the land is in private ownership and the long term use of the  roads...
	b) In recognition of the Fairway Drive and main East Precinct access extension being used as public thoroughfares, the roads are to be dedicated to the Hills Shire Council as a public road and at no cost to Council.

	Development Controls
	(a) Fairway Drive is to be designed and constructed as a Enhanced Collector road as defined in Part D Section 7 – Balmoral Road Release Area. The extension of Fairway Drive is to be constructed from the Northern Boundary of Lot 301 DP 819129 to the in...
	(b) The extension of the main East Precinct  access road is to be designed and constructed as an Access Street as defined in  Part D Section 7 – Balmoral Road Release Area and located as shown in Figure 15 in Appendix 4.
	4.9. GEOTECHNICAL

	Objective
	(i.) To ensure the possibility of soil movement or slip does not adversely affect proposed development.

	Development Controls
	(a) All development applications submitted to Council shall be accompanied by geotechnical appraisal report from a suitably qualified experienced Geotechnical Engineer.
	(b) The geotechnical appraisal report must satisfy Council that the possibility of soil movement or slip will not affect the proposed development of the site and outline recommendations to ameliorate any geotechnical impacts.
	4.10. Pedestrian and Cycleway Linkages

	Objectives
	(i.) To consider the needs of the residents with particular consideration to access requirements, safety and security.
	(ii.) To ensure that appropriate pathways, with high levels of pedestrian amenity are provided for residents in the locality along identified desire lines.

	Development Controls
	(a) Pedestrian and cycleway linkages are to be generally in accordance with Figure 17 in Appendix 5.
	4.11. STORMWATER MANAGEMENT

	Objectives
	(i.) To control stormwater runoff and minimise discharge impacts on adjoining properties and into natural drainage system before, during and after construction.
	(ii.) To prevent flood damage to the built and natural environment, inundation of dwellings and stormwater damage to properties.
	(iii.) To ensure that proposed development does not adversely affect the operational capacity of the downstream stormwater system.
	(iv.) To encourage reuse, recycling and harvesting of stormwater to reduce wastage of water.
	(v.) To encourage a reduction in water consumption.

	Performance Criteria
	a) Drainage systems are to be designed and constructed in accordance with the design guidelines set out in “Design Guidelines for Subdivisions and Developments” published by Baulkham Hills Shire Council and “Australian Rainfall and Runoff” published b...
	b) Where a site adjoins natural creeks or watercourses, all residential development shall be clear of the 100 year ARI flood extents.
	c) On-site detention systems, where required, are to be designed in accordance with (i) above.
	d) Water Sensitive Urban Design elements are to be designed and constructed in accordance with the “Water Sensitive Urban Design Technical Guidelines for Western Sydney” published by the Upper Parramatta River Catchment Trust (May 2004).
	4.12. TRUNK DRAINAGE

	Objective
	(i.) To embellish the existing drainage system.

	Performance Criteria
	a) The open space pedestrian links within the centre of the development should build upon the continuation of the trunk drainage corridor from the Balmoral Road Release Area through to the Norwest Town Centre.
	b) Pedestrian linkages to the Balmoral Road Release Area SP2 Infrastructure (Trunk Drainage) area should be provided.
	c) The open space component of the development along the drainage line should be returned to a natural riparian corridor.

	Development Controls
	(a) Plant species to be provided in the riparian corridor are listed in Appendix 6.
	(b) Trunk drainage corridor to be embellished in accordance with Figure 18 in Appendix 7.
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	1. INTRODUCTION
	1.1. LAND TO WHICH THIS SECTION OF THE PLAN APPLIES
	1.2. AIMS AND OBJECTIVES OF THIS SECTION OF THE DCP
	(i) To provide a clear vision and the desired future character for the revitalization of the Carlingford Precinct;
	(ii) To formulate structure plans and a Master plan in response to the opportunities and constraints identified and incorporating the following design concepts for the Carlingford Precinct:
	- Streetscape character, particularly in the vicinity of Thallon and James Streets, including the concept of street level activity with living above and that adjacent public spaces be augmented and upgraded;

	- Increased height and density, in targeted locations, will be used as a mechanism to ensure that the desired future character for the Precinct and public infrastructure can be achieved;
	- Integration of floodplain management with adjoining development to achieve high quality open spaces;
	- Alternative development approaches/patterns to address site specific issues within the Precinct; and
	- Undergrounding of local and 132kv power lines to improve streetscape appearance and street lighting.
	(iii) To create a high quality, aesthetically pleasing, and functional Precinct for future residents.
	1.3. SEPP 65 DESIGN QUALITY
	1.4. STRUCTURE OF THIS SECTION

	2. URBAN CONTEXT
	2.1. OPPORTUNITIES AND CONSTRAINTS
	2.2. KEY SITES

	  Provide landmark buildings denoting the core of an urban village centred around the train station, open space, pedestrian and cycle connections, and community facilities.
	 Provide street level active uses and human scale in the village centre.
	 Provide a substantial number of residential units in close proximity to the train station.
	 Contribute to the local open space network while ensuring development applies water sensitive urban design principles.
	 Provide open spaces to act as place making elements at a neighbourhood scale and the focus for outdoor activity in the areas of Janell Crescent.
	 Provide landmark buildings at key gateways to the Precinct on Pennant Hills Road including the Bunnings site and the service station site.
	3. STRUCTURE PLAN AND MASTERPLAN
	3.1. STRUCTURE PLAN AND MASTERPLAN PROCESS

	 Access and transport;
	 Stormwater management;
	 Street hierarchy;
	 Response of building bulk to topography;
	 Design excellence (NSW Residential Flat Design Code);
	 Open space and recreation;
	 Public domain improvements;
	 Pedestrian connections;
	 Sustainability and water sensitive urban design;
	 Infrastructure upgrades;
	 Adaptive reuse of the railway heritage building and access to train station; and
	 Streetscape.
	3.2. URBAN DESIGN PRINCIPLES

	 access and circulation;
	 open space;
	 public domain; and
	 building height and floor space ratio.
	3.3. DESIRED FUTURE CHARACTER STATEMENTS
	3.3.1. Southern Precinct
	3.3.2. Northern Precinct

	3.4. STRUCTURE PLAN - ACCESS AND CIRCULATION

	- Extend the northern section of Boundary Road to connect with Tanderra Street.
	- Improve vehicular safety with the closure of Janell Crescent and the provision of new vehicular access arrangements from Shirley Street.
	- Arrange open space and pathways to focus on the train station and link to open space/ community facilities to the east of the station also to connect to the James Ruse locality on the west of Jenkins Road (see Figure 5: Structure Plan – Open Space S...
	- Establish a network of cycle/pedestrian access tracks throughout the open space network of the Precinct to connect with public transport links and routes beyond the Precinct (see Figure 6: Structure Plan – Public Domain).
	- Locate the proposed residential flat buildings with highest density closest to the train station to maximise infrastructure use, improve convenience for commuters and to contribute to a critical mass for a future civic/transport hub.
	- Provide progressively the road improvements and traffic management measures shown in Figure 4 in consultation and conjunction with Council, with possibilities for planning agreements.
	- Install new signalised traffic signals and traffic management structures such as kerb blisters, medians and lane treatments in accordance with recommendations of the Carlingford Precinct Plan Traffic Report (May 2008) prepared by Masson/Wilson/Twine...
	- Install high quality pedestrian and cycle pathways in an efficient and coherent network designed to enhance the pedestrian experience.
	- Improve local traffic management in accordance with the Carlingford Precinct Plan Traffic Report including the provision of a bus stop and ‘kiss and ride’ passenger set down area at the train station, intersection upgrades, roundabouts and signalisa...
	3.5. STRUCTURE PLAN - OPEN SPACE STRATEGY

	- The existing open space in the south of the Precinct is an opportunity to combine with the proposed open space “green spine” created by undergrounding of the electricity lines and dual use of flood prone land.
	- The combination of the former easement with an overland stormwater flow path enhances the scenic and environmental outcomes of this element with the possibility of creating water features.
	- Create a civic square addressing the entrance to the train station and connected to open space links associated with electricity easements.
	- Install play equipment in safe and appropriate locations within open space.
	- Several key sites close to the train station have easements for the existing electricity pylons.  Once the pylons are removed, the former overhead easement can contribute to publicly accessible open space surrounding new developments and linked to t...
	- In areas further from the train station, use key sites and flood prone land to create communal open spaces and new parks addressed by buildings.  These parks help to impart a garden suburb character to complement residential buildings set in generou...
	- In areas further from the train station, site planning for buildings could aim to amalgamate private green spaces to optimise deep soil planting areas, communal open space, shared views and landscape and contribute to the garden suburb theme.
	Principle: Quality residential open space areas
	- Communal open space at ground or podium level for residents is to be provided. This open space should enhance the quality of the built environment by providing opportunities for landscaping in a parkland setting as well as providing a visual and act...
	- All communal open space areas are to accommodate appropriate facilities such as picnic and barbeque areas, children’s play area and grassed areas for passive recreational use. Developments are to include designated communal open space areas with yea...
	- Water Sensitive Urban Design (WSUD) guidelines and On-site Stormwater Detention (OSD) principles are to be incorporated in both private and communal open space design.
	3.6. STRUCTURE PLAN - PUBLIC DOMAIN

	- Street tree planting and landscaping is to be consistent with the Carlingford Precinct Public Domain Plan.
	- Embellish the existing public open space to the west of the rail reserve.  The railway station, rail reserve and public open space near the scout hall are major organising elements in the Precinct.  This is an opportunity to increase the pedestrian ...
	- A public square on the west of the train station to act as a gateway entry point.
	- Create new public parks using WSUD for floodways associated with the site amalgamations producing key sites in the Janell Crescent area.
	- It is proposed to underground both the street power lines and the high voltage power lines and pylons to remove the visual impact of the existing structure and provide public open space within the easement.
	- Provide improved footpath connections and unified hardscape treatment of the public realm.
	- Provide cycle and pedestrian paths responding to desire lines.
	- The existing heritage building in the train station curtilage may have the potential for adaptive reuse. This would be an opportunity to add variety and activity to a future civic precinct that centres on the station and the public open space adjace...
	Principle: Stormwater management
	- Site planning and development generally must respond to the recommendations of Council’s Carlingford Stormwater Study and Management Plan.
	- On the southern side of Post Office Street a major opportunity arises from site amalgamation to provide a series of linked open spaces.  These spaces could be combined with a stormwater capture system incorporating linked retention basins along the ...
	- Install a variety of bio-retention measures including grass depressions and swales on street edges and within open space.
	- Development in the Precinct will be required to undertake sustainability initiatives: stormwater capture, bio-retention basins, integration of watercourses with open space and landscaping.
	3.7. STRUCTURE PLAN (INDICATIVE BUILDING HEIGHT AND FSR)

	- Concentration of the residential density close to the station will maximise usage of the train service by the maximum number of people in the shortest, most convenient walking distance from the station.
	- Concentration of high-rise buildings close to the station will provide an orienting landmark for the village centre.
	- In areas further from the train station, building placement should address adjacent open space to allow interaction of residents with that space and for passive surveillance.
	- In general, the low-rise buildings are proposed together with lower FSR limits on the local roads within the northern part of Precinct.  This approach responds to the lower scale suburban desired future character for areas further from the train sta...
	- Maximum of 9 storeys is proposed for development fronting Pennant Hills Road. This is to achieve a presence associated with deep setbacks for major planting, footpath upgrades and pedestrian amenities.
	3.8. ILLUSTRATIVE MASTERPLAN

	- Site specific development controls are to be provided for Key Sites in the vicinity of the train station to minimise overshadowing and create pedestrian scale podiums containing retail and commercial uses and associated public open spaces.
	- High rise developments are to be concentrated in the low ground close to the train station.  This is an opportunity for the apparent height of high rise buildings to be diminished when viewed in their topographic context.  The proposed building enve...
	- Provide for home office and ancillary commercial and convenience retail uses on ground floor areas of developments on pedestrian routes to the train station.
	- In areas further from the train station, the built form, site coverage, setbacks and composition of boundaries and building placement are to create a garden suburb character.  This character should complement, in style and function, the public open ...
	- Buildings that are close to the train station should be in the form of a slender tower and positioned so as to minimise impacts on privacy and overshadowing of open space and adjacent development.
	- Iconic buildings located at gateways, nodes and major intersections.
	- On the axial boulevards of the Precinct, built form, height and landscaping is to be of a scale that signifies the importance of these major urban elements and their intersections.
	- Setbacks in the Thallon Street area are to contribute to the urban village character.  Setbacks in the remainder of the southern part of the Precinct are to contribute to the landscaped character while allowing flexibility in the siting of buildings...
	- Key sites are identified sites that can accommodate landmark buildings.
	- Other key sites are identified in flood prone land that can act as dual usage parks and stormwater retention basins.
	4. PRECINCT-WIDE BUILT FORM CONTROLS
	4.1. FLOORSPACE RATIO
	4.1.1. Objectives

	(i) To ensure that the bulk and scale of the development is in keeping with the site area and its surroundings in accordance with Council’s ESD objective 7;
	(ii) To ensure that the bulk and scale of development does not reduce the amenity of adjacent residential or other land uses;
	(iii) To control the density of residential development; and
	(iv) To prevent excessive site coverage.
	4.1.2. Development Controls

	(a) Floor space ratio of a proposed development within the Precinct must not exceed the maximum ratio specified for that development site in the Floor Space Ratio Map of The Hills LEP 2012.
	4.2. BUILDING HEIGHT
	4.2.1. Objectives

	(i) To ensure that buildings reflect the existing landform of the neighbourhood, including ridgelines and drainage depressions;
	(ii) To protect privacy and amenity of surrounding residential developments and allotments in accordance with Council ESD objective 7;
	(iii) To ensure that development responds to the desired scale and character of the street appropriate in different parts of the  Precinct; and
	(iv) To allow reasonable daylight access to all developments and the public domain.
	4.2.2. Development Controls

	(a) The height of proposed development within the Precinct must not exceed the maximum height specified for that development site in the Building Height Map in The Hills LEP 2012. The maximum height of the building at any point shall be measured from ...
	(b) For the purpose of this part of The Hills DCP, building heights as specified in the Building Height Map in The Hills LEP 2012 equal to number of storeys depicted in the following table:
	(c) Development on sloping sites is to be stepped so that the ground floor does not exceed one metre above natural ground level immediately below any point on the ground floor.
	4.3. SITE COVERAGE
	4.3.1. Objectives

	(i) To ensure an appropriate balance of open space surrounding buildings within their site area, reflecting the different scales of development appropriate in the north and south of the Precinct;
	(ii) To provide solar access; and
	(iii) To control building bulk by working in conjunction with the FSR and height limits that help differentiate the desired future character appropriate in the north and south of the Precinct.
	4.3.2. Development Controls

	(a) Building site coverage shall not exceed of 35% of site area.
	“Building” for the purpose of this control is defined as the building footprint to the outside of the external walls excluding underground parking structures no more than 1.2 metres above ground and where roof of the parking structure is a private or ...
	4.4. SITE REQUIREMENTS
	4.4.1. Objectives

	(i) This control is to encourage the amalgamation of sites thus promoting the efficient use of land;
	(ii) To promote developments compatible with the desired Precinct character; and
	(iii) To encourage orderly development in regular allotment patterns.
	4.4.2. Development Controls

	4.5. DEEP SOIL ZONES
	4.5.1. Objectives

	(i) To assist with the management of the water table;
	(ii) To assist with the management of water quality; and
	(iii) To improve the amenity of developments through the retention and/or planting of large and medium size trees.
	4.5.2. Development Controls

	(a) A minimum of 25 percent of the unbuilt upon area of a site is to be a deep soil zone; alternatively, 15% of the total site area, whichever is greater.
	4.6. RESIDENTIAL FLAT BUILDING - APARTMENT SIZE
	4.6.1. Objectives

	(i) To provide a diversity of residential flat building/ apartment types, which cater for different household requirements now and in the future; and
	(ii) To maintain equitable access to new housing by cultural and socio-economic groups.
	4.6.2. Development Controls

	(a) Single-aspect apartments should be limited in depth to 8 metres from a window.
	(b) The back of a kitchen should be no more than 8 metres from a window.
	(c) The width of cross-over or cross-through apartments over 15 metres deep should be 4 metres or greater to avoid deep narrow apartment layouts.
	(d) Buildings not meeting the minimum standards listed above, must demonstrate how satisfactory day lighting and natural ventilation can be achieved, particularly in relation to habitable rooms (see Daylight Access and Natural Ventilation).
	(e) The following are minimum areas for the northern Precinct (north of Post Office Street):

	- 1 bedroom apartment 75m2
	- 2 bedroom apartment 110m2
	- 3 bedroom apartment 135m2
	- 1 bedroom apartment 65m2
	- 2 bedroom apartment 90m2
	- 3 bedroom apartment 110m2
	4.7. SETBACKS
	4.7.1.  Objectives

	6m setback:
	(i) To allow for the higher buildings proposed in the Thallon / James Street area to relate closely to the street; and
	(ii) To allow buildings fronting Boundary Road and Shirley Street to form the basis of a more regular streetscape/built form relationship.

	8m setback:
	(i) To allow for new buildings along Jenkins Road to match the setback of the existing multi unit developments along the street;
	(ii) To allow visual separation from the traffic on Jenkins Road and space to install road noise attenuation structures within each development;
	(iii) To allow for buildings along Post Office Street sufficient space to provide substantial landscaping to create a boulevard character; and
	(iv) In parts of the Precinct further from the train station, to allow privately owned land upon to be landscaped and embellished so as to complement the landscape themes of the public realm of the open space.
	10m setback:
	(i) To reinforce the north south and east west axes in the Precinct; and
	(ii) To create a green edge along Pennant Hills Road to allow for street tree planting, future footpath widening and bus shelters.
	4.7.2. Development Controls

	(a) 6m setback:  The front façade of buildings are to be set back a minimum of 6m from the front boundary of the site.
	(b) 8m setback:  The front façade of buildings are to be set back a minimum of 8m from the front boundary of the site.
	(c) 10m setback: The front façade of the building is to be setback 10m from the front boundary of the site.
	4.7.3. Objectives

	(i) To minimise the impact of development on light, air, sun, privacy, views and outlook for neighbouring properties, including future buildings;
	(ii) To retain or create a rhythm or pattern of development that positively defines the streetscape so that space is not just what is left over around the building form;
	(iii) To allow modulation of end walls for structures higher than 4 storeys.

	Rear Setbacks
	(i) To maintain deep soil zones to maximise natural site drainage and protect the water table;
	(ii) To maximise the opportunity to retain and reinforce mature vegetation;
	(iii) To optimise the use of land at the rear and surveillance of the street at the front; and
	(iv) To maximise building separation to provide visual and acoustic privacy.
	4.7.4. Development Controls

	(a) Side and rear setbacks must comply with building separation, open space and deep soil zone controls in this Section of the DCP.
	(b) Rear setback is to be a minimum of 8m.
	(c) Side setbacks are to be a minimum of 4.5m to walls and 6m to windows from ground floor to fourth storey, and 6 metres for walls and windows above the fourth storey.
	(d) Primary and secondary setback lines must comply with building separation, open space and deep soil zone controls in this DCP.
	(e) Where setbacks are limited by lot size and adjacent buildings, internal courtyards that limit the length of walls facing boundaries may be proposed.  This approach must comply with building separation, open space and deep soil zone controls in thi...
	(f) In general, no part of a building or above ground structure may encroach into a setback zone.  Exceptions are access to underground parking structures.

	(g) A 450mm articulation zone is permitted for non floor space building elements such as fins louvers, shading devices and balconies.
	(h) Future development is to be located in accordance with the setbacks in Figure 9, and, for the Key Sites, in Section 5 of this DCP.
	4.8. BUILDING SEPARATION AND TREATMENT
	4.8.1. Objectives

	(i) To ensure that new development is scaled to support the desired area character with appropriate massing and spaces between buildings;
	(ii) To provide visual and acoustic privacy for existing and new residents;
	(iii) To control overshadowing of adjacent properties and private or shared open space;
	(iv) To allow for the provision of open space of an appropriate size and proportion for recreational activities for building occupants; and
	(v) To provide deep soil zones for stormwater management and tree planting.
	4.8.2. Development Controls

	(a) The minimum dimensions within a development, for internal courtyards and between adjoining sites shall be:
	Buildings up to 4 storeys

	- 12 metres between habitable rooms/balconies;
	- 9 metres between habitable/balconies and non-habitable rooms; and
	- 6 metres between non-habitable rooms.
	Buildings from 5 to 8 storeys

	- 18 metres between habitable rooms/balconies;
	- 12 metres between habitable rooms/balconies and non-habitable rooms; and
	- 9 metres between non-habitable rooms.
	Buildings 9 storeys and above

	- 24 metres between habitable rooms/balconies;
	- 18 metres between habitable rooms/balconies and non-habitable rooms; and
	- 12 metres between non-habitable rooms.
	4.9. BUILDING DEPTH
	4.9.1. Objectives

	(i) To ensure that the scale of the development is consistent with the existing or desired future context;
	(ii) To provide adequate amenity for building occupants in terms of solar access and natural ventilation; and
	(iii) To provide for dual aspect apartments.
	4.9.2. Development Controls

	(a) Building Depth: In general, a residential flat building depth of approximately 18 metres from glass line to glass line is appropriate. Developments that propose depths wider than 18 metres from glass line to glass line must demonstrate how satisfa...
	(b) The 18 metre from glass line to glass line guideline generally applies to street wall buildings, buildings with dual aspects and buildings with minimal side setbacks.
	(c) Freestanding buildings (the big house or tower building types) may have greater depth than 18 metres only if can be demonstrated that they achieve satisfactory daylight and natural ventilation.
	(d) Building depth is to be in combination with other controls to ensure adequate amenity for building occupants. For example, a deeper plan may be acceptable where higher floor to ceiling heights allow solar access or where apartments have a wider fr...
	(e) Building Length: In general, a residential flat building length of approximately 50 metres is appropriate. Developments more than 50 metres in length must demonstrate how satisfactory day lighting and natural ventilation are to be achieved.  Note:...
	4.10.  LANDSCAPE DESIGN
	4.10.1. Objectives

	(i) To ensure a high quality public domain that is compatible with the achievable built forms and appropriate for the desired future character of the Precinct;
	(ii) To add value to the quality of life of residents within the Precinct in the forms of privacy, outlook and views;
	(iii) To improve stormwater quality and reduce quantity;
	(iv) To improve the microclimate and solar performance within the development;
	(v) To improve urban air quality; and
	(vi) To contribute to biodiversity.
	4.10.2. Development Controls

	(a) Development is to provide landscaping in accordance with The Hills Development Control Plan Part C Section 3 - Landscaping.
	(b) Landscaping of the public domain is to be undertaken in accordance with the provisions of the Carlingford Precinct Public Domain Plan.  This includes, but is not limited to, kurb and gutter construction, paving, landscaping, street furniture, ligh...
	4.11. OPEN SPACE
	4.11.1. Objectives

	(i) To provide residents with passive and active recreational opportunities;
	(ii) To provide an area on site that enables soft landscaping and deep soil planting;
	(iii) To ensure that communal open space is consolidated, configured and designed to be useable and attractive; and
	(iv) To provide a pleasant outlook.
	4.11.2. Development Controls

	(a) The area of communal open space required should be at least 30 percent of the site area.  (Larger sites may have potential for more than 30 percent.)
	(b) Provision of roof top communal open space will be considered when calculating the area of communal open space for mixed use developments with retail and commercial uses where it is not possible to provide 30 percent of the site area in communal op...
	(c) Private open space must be readily accessible from living areas of dwelling units.
	(d) The minimum area of private open space for each apartment at ground level must be 25m2. The minimum dimension is 4 metres.
	(e) In order to provide useable open space to dwellings above ground level, any balcony or terrace shall have a minimum area of 10m2 and a minimum depth of 2 metres.
	4.12.  BALCONIES
	4.12.1. Objectives

	(i) To provide all apartments with private open space;
	(ii) To ensure balconies are functional and responsive to the environment thereby  promoting the enjoyment of outdoor living for apartment residents;
	(iii) To ensure that balconies are integrated into the overall architectural form and detail of residential flat buildings; and
	(iv) To contribute to the safety and liveliness of the street by allowing for casual surveillance.
	4.12.2. Development Controls

	(a) Provide primary balconies for all apartments with a minimum depth of 2 metres.  Developments which seek to vary the minimum standards must demonstrate that negative impacts from noise and wind cannot be satisfactorily mitigated with design solutions.
	(b) The minimum area for a balcony is 10m2.
	4.13.  SOLAR ACCESS
	4.13.1. Objectives

	(i) To ensure that solar access is provided to all habitable rooms and encouraged in all other areas of residential flat development;
	(ii) To provide adequate ambient lighting and minimise the need for artificial lighting during daylight hours; and
	(iii) To provide residents with the ability to adjust the quantity of daylight to suit their needs.
	4.13.2. Development Controls

	(a) Buildings must be designed to ensure that adjoining residential buildings, and the major part of their landscape receive at least four hours of sunlight between 9am and 3pm on 21 June.
	(b) Living rooms and private open spaces for at least 70 percent of apartments in a development should receive a minimum of four hours direct sunlight between 9 am and 3 pm on 21 June.
	(c) Limit the number of single-aspect apartments with a southerly aspect (SW-SE) to a maximum of 10 percent of the total units proposed. Developments which seek to vary from the minimum standards must demonstrate how site constraints and orientation p...
	(d) Main windows should have suitable shading or other solar control to avoid discomfort (shutters/blinds/screens/retractable awnings).
	4.14.  CAR PARKING PROVISION
	4.14.1. Objectives

	(i) To ensure that all car parking demands generated by the development are accommodated on the development site;
	(ii) To minimise car dependency for commuting and recreational transport use and to promote alternative means of transport including public transport, bicycling, and walking;
	(iii) To provide adequate car parking for building users and visitors, depending on building type and proximity to public transport; and
	(iv) To integrate the location and design of car parking with the design of the site and the building.
	4.14.2. Development Controls

	(b) Visitor parking is to be provided at the rate of 2 spaces per 5 apartments for all development within the Precinct.
	(c) All car parking required by Council shall be provided on-site in accordance with the requirements of Part C Section 1 – Parking of this DCP.
	(d) Car parking including visitor parking shall be located underground to minimise the height of buildings above natural ground level.
	(e) Visitor parking is to be located in easily accessible and identifiable areas.
	4.15.  VEHICLE ACCESS
	4.15.1. Objectives
	4.15.2. Development Controls

	(a) Access to the site is to be in accordance with the requirements within Part C Section 1 – Parking of this DCP.

	(b) Ensure vehicular ingress and egress to the site is in a forward direction at all times.
	(c) Adequate provision shall be made for service vehicle access and service areas.
	(d) Driveways are to have a minimum width of 6 metres at the property boundary for a distance of 6 metres within the development to ensure easy entry/exit of vehicles.
	(e) Access to multi-level basement car parks should be provided in the form of a two-way ramp (two lane width - minimum 5.5m wide) or two separate single lane (minimum 3.0m wide) ramps.
	(f) The design and configuration of access ways and driveways shall be in accordance with Part C Section 1 - Parking of this DCP.
	(g) Locate vehicle entries away from main pedestrian entries and on secondary frontages.
	(h) For buildings containing more than 50 units, access for garbage collection trucks, service and delivery vehicles is to be provided via a driveway to a loading dock and a separate indoor, ventilated garbage room.
	(i) All car parking areas and spaces shall be designed in accordance with The Hills Shire Part C Section 1 – Parking of this DCP.
	(j) Car parking space dimensions and gradient design shall be in accordance with the relevant Australian Standard. The relevant Australian Standard at present is Australian/New Zealand Standard AS/NZS 2890.1:2004 - “Parking Facilities - Part 1: Off-s...
	4.16.  FENCES AND WALLS
	4.16.1. Objectives

	(i) To define the edges between public and private land;
	(ii) To define the boundaries between areas within the development having different functions or owners;
	(iii) To provide privacy and security; and
	(iv) To contribute positively to the public domain.
	4.16.2. Development Controls

	(a) The fencing materials chosen must protect the acoustic amenity and privacy of courtyards.  Courtyard fences shall be constructed of masonry.
	(b) Where residential buildings are required to be set back 10m from the front boundary, fencing / walls fronting a street shall be setback a minimum of 2 metres.  This is to allow for consistent street edge landscaping, and shall include recesses and...
	(c) All fencing or walls shall be combined and integrated with site landscaping.
	(d) The following fencing materials or finishes are not acceptable because of their poor visual  appearance:

	- Pre-painted, profiled metal sheeting; and
	- Rendered finishes when the entire fence is rendered.
	(e) The use of natural materials is encouraged.
	(f) Front fences should not be of a height so as to prevent casual surveillance of the public realm and adjacent prosperities.
	(g) In mixed use developments containing non residential uses on the ground floor, front boundaries should be defined by accessible paved and landscaped areas to demarcate public from private realm.
	(h) Ground floor retail edges should have barrier free access and public amenities such as awnings.
	4.17.  ORIENTATION
	4.17.1. Objectives

	(i) To optimise solar access to residential apartments within the development and adjacent development;
	(ii) To contribute positively to desired streetscape character;
	(iii) To protect the amenity of existing development; and
	(iv) To improve the thermal efficiency of new buildings.
	4.17.2. Development Controls

	(a) Orient and design buildings to maximise the number of dwellings with direct sunlight where possible. Ideally, face the long axis of the development up to 30 degrees east and 20 degrees west of true north. This is illustrated in Figure 10.
	(c) No more than 10% of single aspect residential units are to face due south.
	4.18.  PLANTING ON STRUCTURES
	4.18.1. Objectives

	(i) To contribute to the quality and amenity of communal open space on roof tops, podiums and internal courtyards; and
	(ii) To encourage the establishment and healthy growth of trees in urban areas.
	4.18.2. Development Controls

	(a) Large trees such as figs (canopy diameter of up to 16 metres at maturity):

	- minimum soil volume: 150 cubic metres
	- minimum soil depth: 1.3 metre
	- minimum soil area: 10 metre x 10 metre area or equivalent
	(b) Medium trees (8 metre canopy diameter at maturity):

	- minimum soil volume: 35 cubic metres
	- minimum soil depth: 1 metre
	- approximate soil area: 6 metre x 6 metre or equivalent
	(c) Small trees (4 metre canopy diameter at maturity):

	- minimum soil volume: 9 cubic metres
	- minimum soil depth: 800mm
	- approximate soil area: 3.5 metre x 3.5 metre or equivalent
	(d) Shrubs:

	- minimum soil depths: 500-600mm
	(e) Ground cover:
	- minimum soil depths: 300-450m
	(f) Turf:

	- minimum soil depths: 100-300mm
	(g) Any subsurface drainage requirements are in addition to the minimum soil depths quoted above.
	4.19.  STORMWATER  MANAGEMENT
	4.19.1. Objectives

	(i) To control stormwater runoff and minimise discharge impacts on adjoining properties and into natural drainage systems before, during and after construction;
	(ii) To minimise the impacts of residential flat development and associated infrastructure on the health and amenity of natural waterways;
	(iii) To minimise the discharge of sediment and other pollutants to the urban stormwater drainage system during construction activity;
	(iv) To provide for the disposal of stormwater from the site in efficient, equitable and environmentally sensible ways in accordance with Council’s ESD objective 3;
	(v) To provide for on-site detention of site drainage;
	(vi) To prevent flood damage to the built and natural environment, inundation of dwellings and stormwater damage to properties;
	(vii) To ensure that proposed development does not adversely affect the operational capacity of the downstream stormwater system;
	(viii) To encourage reuse, recycling and harvesting of stormwater to reduce wastage of water; and
	(ix) To encourage a reduction in water consumption.
	4.19.2. Development Controls

	(a) Drainage easements will be required where the development property does not drain directly into the existing stormwater drainage system or a public road. Development Consent will not be issued until the submission of documents demonstrating the cr...
	(b) Developments must comply with any requirements of the Sydney Catchment Management Authority.
	(c) On-site detention, water recycling, or water quality management systems may be required to Council’s and/or the Sydney Catchment Management Authority requirements, to counteract an increase in stormwater runoff.
	(d) Drainage systems are to be designed and constructed in accordance with the design guidelines set out in “Design Guidelines for Subdivisions and Developments” published by The Hills Shire Council and “Australian Rainfall and Runoff” published by th...
	(e) Discharge points are to be controlled and treated to prevent soil erosion, and may require energy dissipating devices on steeper topography, to Council’s requirements.
	(f) Where necessary, downstream amplification of existing drainage facilities will be required including Council infrastructure if required.
	(g) Water Sensitive Urban Design (WSUD) principles shall be employed in the management of the site’s stormwater in terms of water retention, reuse and cleansing in accordance with the “Water Sensitive Urban Design Technical Guidelines for Western Sydn...
	(h) On site detention tanks are only permitted in common areas within a proposed development (for example driveways, common open space and not within private courtyards).

	(i) Drainage systems are to be designed and constructed in accordance with the design guidelines set out in “Design Guidelines for Subdivisions and Developments” published by The Hills Shire Council and/or “Australian Rainfall and Runoff” published by...
	(j) On-site detention systems, where required, are to be designed in accordance with (a) above.
	Note: Where land is identified as flood controlled land, please refer to Part C Section 6 – Flood Controlled Land of the DCP.
	4.20.  BUILDING ENTRY
	4.20.1. Objectives

	(i) To create entrances which provide a desirable residential identity for the development;
	(ii) To orient the visitor;
	(iii) To contribute positively to the streetscape and building facade design; and
	(iv) To provide entrances that are legible, safe, accessible and well lit.
	4.20.2. Development Controls

	(a) Provide as direct a physical and visual connection as possible between the street and the entry.
	(b) Achieve clear lines of transition between the public street, the shared private circulation spaces and individual apartments.
	(c) Provide safe and secure access. Design solutions include:
	(d) Generally provide separate entries from the street for:
	(e) Design entries and associated circulation space to be of an adequate size to allow movement of furniture between public and private spaces.
	4.21.  CEILING HEIGHT
	4.21.1. Objectives

	(i) To increase the sense of space in apartments and provide well proportioned rooms;
	(ii) To promote the penetration of daylight into the depths of the apartment;
	(iii) To contribute to flexibility of use; and
	(iv) To achieve quality interior spaces while considering the external building form requirements.
	4.21.2. Development Controls

	(a) Ceiling heights shall be measured from finished floor level (FFL) to finished ceiling level (FCL). These are minimums only and do not preclude higher ceilings, if desired.
	(b) In mixed use buildings: 3.3 metre minimum for ground floor retail or commercial and for first floor residential retail or commercial to promote future flexibility of use in residential flat buildings in mixed use areas: 3.3 metre minimum for groun...
	(c) In general, 2.7 metre minimum for all habitable rooms on all floors, 2.4 metres is the preferred minimum for all non-habitable rooms, however 2.25m is permitted.
	(d) For two storey units, 2.4 metre minimum for second storey if 50 percent or more of the apartment has 2.7 metre minimum ceiling heights.
	(e) For two storey units with a two storey void space, 2.4 metre minimum ceiling heights.
	(f) Attic spaces shall have a 1.5 metre minimum wall height at edge of room with a 30 degree minimum ceiling slope.
	4.22.  FLEXIBILITY
	4.22.1. Objectives

	(i) To encourage housing designs which meet the broadest range of the occupants’ needs possible;
	(ii) To encourage adaptive re-use; and
	(iii) To save the embodied energy expended in building demolition.
	4.22.2. Development Controls

	(a) Provide robust building configurations, which utilise multiple entries and circulation cores, especially in larger buildings over 15m long.
	4.23.  GROUND FLOOR APARTMENTS
	4.23.1. Objectives

	(i) To contribute to the desired streetscape of the range of localities in the Precinct and to create active safe streets; and
	(ii) To increase the housing and lifestyle choices available in residential flat buildings.
	4.23.2. Development Controls

	(a) Optimise the number of ground floor apartments with separate entries.
	(b) Provide ground floor apartments with access to private open space, preferably as a terrace or garden.
	4.24.  INTERNAL CIRCULATION
	4.24.1. Objectives

	(i) To create safe and pleasant spaces for resident circulation;
	(ii) To facilitate quality apartment layouts, such as dual aspect apartments;
	(iii) To contribute positively to the form and articulation of the building facade and its relationship to the urban environment; and
	(iv) To encourage interaction and recognition between residents to contribute to a sense of community and improve perceptions of safety.
	4.24.2. Development Controls

	(a) In general, where units are arranged off a double-loaded corridor, the number of units accessible from a single core/corridor should be limited to eight (8). Exceptions may be allowed:

	- For adaptive reuse buildings.
	- Where developments can demonstrate the achievement of the desired streetscape character and entry response.
	- Where developments can demonstrate a high level of amenity for common lobbies, corridors and units.
	4.25.  MIXED USE DEVELOPMENTS
	4.25.1. Objectives

	(i) To support the integration of appropriate retail and commercial uses with housing;
	(ii) To create more active lively streets and urban areas, which encourage pedestrian movement, service the needs of the residents and increase the area’s employment base; and
	(iii) To ensure that the design of mixed use developments maintains residential amenities and preserves compatibility between uses.
	4.25.2. Development Controls

	(a) Choose a mix of uses that complement and reinforce the character, economics and function of the local area, for example, food retail, small-scale commercial and residential.
	(b) Desired uses at ground floor level of eighteen (18) storey buildings near the station include small supermarkets, post office, chemist, newsagent, bank and other service retail and commercial to meet the day-to-day needs of the local community.
	(c) Ensure the building positively contributes to the public domain and streetscape by:
	4.26.  STORAGE
	4.26.1. Objectives

	(i) To provide adequate storage for everyday household items within easy access of the apartment; and
	(ii) To provide storage for sporting, leisure, fitness and hobby equipment.
	4.26.2. Development Controls

	Residential Flat Buildings
	- Studio apartments – 6m3
	- One-bedroom apartments – 6m3
	- Two-bedroom apartments – 8m3
	- Three plus bedroom apartments – 10m3.
	Multi Dwelling Housing
	As per Part B Section 4 – Multi Dwelling Housing of The Hills Development Control Plan.
	4.27.   NATURAL VENTILATION
	4.27.1. Objectives

	(i) To ensure that apartments are designed to provide all habitable rooms with direct access to fresh air and to assist in promoting thermal comfort for occupants;
	(ii) To provide natural ventilation in non-habitable rooms, where possible; and
	(iii) To reduce energy consumption by minimizing the use of mechanical ventilation, particularly air conditioning.
	4.27.2. Development Controls

	(a) Sixty percent (60%) of residential units should be naturally cross ventilated.
	(b) Twenty five percent (25%) of kitchens within a development should have access to natural ventilation.
	(c) Developments, which seek to vary the minimum standards must demonstrate how natural ventilation can be satisfactorily achieved, particularly in relation to habitable rooms.
	4.28. AWNINGS
	4.28.1. Objectives

	(i) To provide shelter for public streets; and
	(ii) In that part of the Precinct closer to the train station, to ensure signage is consistent with desired streetscape character and with the development in scale, detail and overall design.
	4.28.2. Development Controls

	4.29.  FACADES
	4.29.1. Objectives

	(i) To promote high architectural quality in residential flat buildings;
	(ii) To ensure that new developments have facades which define and enhance the public domain and desired street character; and
	(iii) To ensure that building elements are integrated into the overall building form and facade design.
	4.29.2. Development Controls

	(a) Compose facades with an appropriate scale, materials and finishes, rhythm, and proportion, which response to the building use and the desired contextual character. Design should include but are not limited to:
	- defining a base, middle and top related to the overall proportion of the building;
	- expressing the variation in floor to floor height  particularly at the lower levels;
	- articulating building entries with awnings, porticos, recesses, blade walls and rejecting bays;
	- selecting balcony types which respond to the street context, building orientation and amenity of the locality; and
	- incorporating architectural features which give human scale to the design of the building at street level; These include entrance porches, awnings, colonnades, pergolas and fences.
	(b) High quality materials and finishes for facades such as natural stone, granite or porcelain stoneware tiles must be used for the podium level of eighteen (18) storey buildings near the station.
	(c) Design facades to reflect the orientation of the site using elements such as sun shading, bay windows, as environmental controls depending on the façade orientation.
	(d) Express important corners by giving visual prominence to parts of the façade, for example, a change in building articulation, material or colour, roof expression or increased height.
	4.30. ROOF DESIGN
	4.30.1. Objectives

	(i) To provide quality roof designs, which contribute to the overall design and performance of residential flat buildings;
	(ii) To integrate the design of the roof into the overall facade, building composition and desired contextual response; and
	(iii) To increase the longevity of the building through weather protection.
	4.30.2. Development Controls

	4.31. ADAPTABLE HOUSING
	4.31.1. Objectives

	(i) To ensure that developments provide appropriate and improved access and facilities for all persons (consistent with the provisions of Australian Standard AS1428.1-1998);
	(ii) To ensure designers/developers consider the needs of people who are mobility impaired and to provide greater than the minimum requirements for access and road safety;
	(iii) To ensure that building design does not prevent access by people with disabilities; and
	(iv) To incorporate design measures that are appropriate for people with disabilities.
	4.31.2. Performance Criteria


	(a) Development to provide housing for a cross section of the community.
	(b) All development applications for residential flat buildings should be accompanied by a report prepared by a suitably qualified Access Consultant addressing access and mobility provisions within the development.
	4.31.3. Development Controls
	(a) All apartments required under this Section of the DCP to be adaptable dwellings and those which cannot be directly accessed from ground level are to be served by a lift.
	(b) Units with a floor level within 1.5m of the natural ground must be accessible to the front door of each unit.
	(c) At least 1 unit in each residential flat building with less than 20 units, or 5 percent of the units in any development of 20 or more units, must be either:

	- An accessible unit to AS 1428 Part 2, suitable for occupation by a wheelchair user; or
	- Meet Class B adaptability provisions under AS 4299.
	(d) Each unit so provided above shall have an accessible car parking bay complying with AS 2890 for people with a disability, and be accessible to a pick-up and drop-off point. An accessible route between the unit’s dedicated car parking spaces and un...
	(e) All stairs intended for circulation between levels, whether external or internal, shall comply with AS 1428 Part 1, if they are located on common property.
	(f) At least 10% of toilets (but not less than 1 male and 1 female toilet) provided on the common property must be wheelchair accessible.
	(g) At least one entry to any common facilities on the common property must be wheelchair accessible.
	(h) An accessible pick-up and drop-off point can be located on the public road (with Council or RMS permission) or on the site, but it must allow for vehicles up to a coaster size bus to pick up and drop off.
	(i) Apartments are to be designed to permit adaptation of units so that they can change to meet future needs. Design features that might be included are:-
	- Lightweight or non-load bearing walls that can be removed to re-configure rooms; and
	- Wall panels that can be easily removed to connect adjoining apartments and cater for larger extended families.
	(j) Development applications should address provisions contained in Council’s “Making Access For All Guidelines” 2002.
	4.32. SITE FACILITIES
	4.32.1. Objectives

	(i) To provide site facilities which are adequate and conveniently located for resident needs; and
	(ii) To ensure facilities are practical, attractive and easily maintained.
	4.32.2. Performance Criteria


	(a) Rubbish and recycling bin enclosures, letter boxes, and other site facilities should be adequate in size, durable, weather proofed and visually integrated with the development. Their location is to have regard to the protection of residential amen...
	4.32.3. Development Controls
	(a) All apartments are to be provided with internal laundry facilities and internal drying facilities.
	(b) Laundries for town houses and small lot integrated housing shall be provided to each dwelling with a permanent or collapsible clothes line provided in a conveniently accessible courtyard.
	(a) Waste collection and separation facilities must be provided for each dwelling. Each dwelling should have a waste storage cupboard in the kitchen capable of holding at least a single days waste, and provision to enable separation of recyclable mate...
	(b) Bin storage bay(s) are to be:

	- of adequate size to store the appropriate number of garbage and recycling bins required based on the following waste generation rates or as required by Council’s Waste Management Department:
	- incorporated into the landscape design of the development in order to minimise visual impact;
	- accessible by wheelchair (where dwellings do not have access to waste garbage chutes or recycling cupboards); and
	- designed in accordance with The Hills Shire Council “Bin Storage Facility Design Specifications”.
	(c) Where dwellings or apartments do not have access to garbage chutes, recycling cupboards or centralised garbage storage rooms the location of the bin storage bay(s) is to be convenient and accessible to the occupants of all dwellings so as to allow:

	- 240 litre bins to be wheeled to the street over flat or ramped surfaces with a maximum grade of 7% and not over steps, landscape edging or gutters;
	- The bulk garbage bin(s) to be wheeled out and be serviced by the front loading garbage truck on a flat surface with a maximum grade of 5%, and not over steps, landscape edging or gutters; and
	- must be in accordance with The Hills Shire Council “Bin Storage Facility Design Specifications”.
	(d) All service access roads must be designed in accordance with Council’s engineering requirements. Applicants are encouraged to liaise with Council’s Waste Management Department on truck sizes, required turning paths and access/servicing arrangements.
	A copy of The Hills Shire Council “Bin Storage Facility Design Specifications” for multi unit and commercial developments is available from Council’s website www.thehills.nsw.gov.au.
	(a) Demolition and construction works must maximise the reuse and recycling of building/construction materials in accordance with Council’s ESD objectives and State and Federal Government waste minimisation targets.
	(b) All asbestos, hazardous and/or intractable wastes are to be disposed of in accordance with Workcover Authority and EPA requirements.
	(c) All Development Applications are to be accompanied by a Waste Management Plan that demonstrates appropriate project management and construction techniques for ensuring waste minimisation including the re-use of waste on-site and off-site recycling.
	The Waste Management Plan must include the following information:

	(a) Types of waste to be produced;
	(b) Quantities of waste likely to be produced;
	(c) On-site and/or off-site reuse and recycling methods for waste;
	(d) Details as to the contractor and destination of all waste materials;
	(e) Location of on-site separation and storage facilities for waste materials;
	(f) Design of waste management facilities for use by residents following occupation;
	(g) A Waste Data File (a file containing the Waste Management Plan together with records-waste receipts or dockets) of recycling and disposal of demolition and construction materials must be kept by the Construction Contractor responsible for the site.
	(a) Mail boxes are to be generally incorporated into front fences, landscaped areas or integrated with individual building entry design.
	(b) Mail boxes should be in close proximity to the pedestrian entrance of all housing types, and be easily identifiable for ease of use.
	(c) The location of mail boxes and mail drop-off points will need to be confirmed with Australia Post.
	4.33. ECOLOGICALLLY SUSTAINABLE DEVELOPMENT
	4.33.1. Objectives

	(i) To apply precautionary principles where development is likely to cause short or long-term irreversible or serious threats to the environment;
	(ii) To address and allow for broad community involvement in respect to local issues of concern throughout the development process;
	(iii) To ensure that during the design, construction and operation of the development, that water leaving the site is of a quality and quantity comparable to that which is received;
	(iv) To ensure that biodiversity, and the integrity of ecological processes, are not compromised by the development; and
	(v) To promote the following during the design, construction and operation of any development:

	- The use of energy efficient materials and designs;
	- Utilisation of renewable energy and materials; and
	- Energy efficient technology.
	(vi) To follow the principles of the ‘Waste Hierarchy’ (reduce, reuse, recycle) in the use of materials and the design of waste recovery and disposal systems throughout the development process;
	(vii) To protect neighbourhood amenity and safety in the design, construction and operation of the development;
	(viii) To encourage the long term economic   viability and health of the community in the development process; and
	(ix) To encourage the use of public transport, use of bicycles and pedestrian trips in the development and design process.
	4.33.2. Development Controls

	(a) As part of the Statement of Environmental Effects required to be submitted with all development applications a summary of the action taken in order to achieve these objectives must be included.
	(b) To improve the air quality of the locality, the installation of wood heaters is not permitted.
	4.34. BASIX
	4.35. ACCESS, SAFETY AND SECURITY
	4.35.1. Objectives

	(i) Site and dwelling layouts are to ensure safe and convenient passage for residents and visitors.
	4.35.2. Performance Criteria


	(a) Consideration should be given to the needs of residents in regard to prams, wheelchair access and people with disabilities.
	(b) Footpaths, landscaped areas and driveway designs are to provide opportunities for surveillance and allow for the safe movement of residents and visitors.
	(c) Apartments and town houses are to have adequate lighting in commonly accessible areas.
	4.35.3. Development Controls
	(a) Stairs and ramps are to have reasonable gradients and non-slip even surfaces. Refer to AS 1428.1 – 1988 Design for Access and Mobility and supplementary AS 1428.2 – 1992.
	(b) Access to dwellings is to be direct and without unnecessary barriers. For example, use ramps instead of stairs/steps, consider the height and length of handrails and eliminate changes in level between ground surfaces.
	(c) Development applications should address provisions contained in Council’s “Safer by Design Guidelines” (2002).
	(d) Private areas in a development are to be clearly recognisable.
	4.36. VISUAL AND ACOUSTIC PRIVACY
	4.36.1. Objectives

	(i) To limit views into adjoining private open spaces and living rooms;
	(ii) To protect residents from external noise; and
	(iii) To contain noise between dwellings without unreasonable transmission to adjoining dwellings.
	4.36.2. Performance Criteria


	(a) The effective location of windows and balconies is preferred to the use of screening devices, high sills or obscured glass. Where these are used, they should have minimal negative effect on resident or neighbour amenity.
	(b) Direct views from the living rooms of dwellings into private open space or the interior of other dwellings should be obscured with landscaping, architectural detail and building design (refer to AMCORD).
	(c) Where minimum separation distances cannot be practically met, windows should be placed to minimise direct viewing between dwellings.
	(d) In general, dwellings are to be designed to limit the potential for noise transmission to living and sleeping areas of adjacent existing and future developments. Consideration should be given to minimising noise emissions from air conditioners, dr...
	(e) Dwellings that adjoin Pennant Hills Road are to be designed to acceptable internal noise levels, based on AS 3671 – Road Traffic Noise Intrusion Guidelines.
	4.36.3. Development Controls
	(a) Minimise direct overlooking of main internal living areas and private open space of dwellings both within and of adjoining development through building design, window locations and sizes, landscaping and screening devices.
	(b) Consider the location of potential noise sources within the development such as common open space, service areas, driveways, road frontage and provide appropriate measures to protect acoustic privacy by the careful location of noise-sensitive room...
	(c) The location of the plant and equipment for residential flat buildings should be designed so that the noise level does not exceed the background noise level. This is to reduce background noise level creep.
	(d) In regard to the town houses and small lot integrated houses, ideal positions or specifically designed positions for any air conditioners should be provided in the plans at development application stage.
	(e) Air conditioners shall be located a minimum of three (3) metres from any property boundary and must not exceed 5dB(A) above the background noise level or alternatively if there is no other option and the air conditioner is located within three (3)...
	(f) Private areas in a development are to be clearly recognisable.
	4.37. GEOTECHNICAL
	4.37.1. Objectives

	(i) To ensure the possibility of soil movement or slip does not adversely affect proposed development.
	4.37.2. Development Controls

	(a) All development applications submitted to Council shall be accompanied by geotechnical appraisal report from a suitably qualified experienced Geotechnical Engineer.
	(b) The geotechnical appraisal report must satisfy Council that the possibility of soil movement or slip will not affect the proposed development of the site and outline recommendations to ameliorate any geotechnical impacts.
	4.38. UNDERGROUNDING OF EXISTING POWER LINES
	4.38.1. OBJECTIVES
	4.38.2. Development Controls


	(a) The existing overhead high voltage power lines on a development site must be undergrounded in accordance with the requirements of the relevant power supply authority and Clause 7.8 undergrounding power lines at Carlingford of The Hills Local Envir...
	(b) A letter/correspondence from the relevant power supplying authority confirming that the applicant has consulted and made prior arrangements with the authority to underground the existing high voltage power lines within the site must be submitted w...
	(c) Applicants are required to make satisfactory arrangements with Integral Energy for the provision of underground electricity to the site in accordance with Integral Energy’s Network Connection Contestable Works General Terms and Conditions Policy.
	(d) Applicants are required to make satisfactory arrangements with the relevant authority(s) for the provision of underground telecommunications services to the site.
	(e) A new easement for undergrounded electrical works satisfying the relevant authority must be provided on site. This is to enable any future maintenance works for the undergrounded network.
	4.39.   DEVELOPER CONTRIBUTIONS
	4.39.1. Objectives
	4.39.2. Development Controls

	4.40.  DEVELOPMENT NEAR RAIL   CORRIDORS
	4.40.1. Objectives
	4.40.2. Development Controls

	(a) New development and structures adjacent or near RailCorp facilities shall allow continued access to the rail corridor for maintenance.
	(b) Buildings should be designed so that objects cannot be thrown from windows or balconies into the rail corridor. This could be achieved through providing windows with a limited range of opening such as louvers, and by enclosing balconies.
	(c) All balcony and window design should meet the relevant BCA standards.

	(d) If excavation is involved, a geotechnical or site stability report needs to be prepared as part of the application.
	(e) Sound level in any bedroom must not exceed 35db(A) at any time between 10.00pm and 7.00am, and anywhere in the building (other than a garage, kitchen, bathroom or hallway) – 40db(A) at any time.
	(f) If Council is of the view that development is likely to be affected by rail noise or vibration, a consent shall not be granted unless it is satisfied that appropriate measures will be taken to ensure that above sound levels are not exceeded.
	(g) New development and structures adjacent or near RailCorp facilities must allow continued access to the rail corridor for maintenance.
	5. KEY SITE BUILT FORM CONTROLS
	5.1. BLOCK 3: JENKINS ROAD AND THALLON STREET

	 Due to the electricity line / floodway easements, the building footprint is limited to 40% of the site.  This allows adequate deep soil provision.
	 Open space on the site is concentrated to its north side so as to maximise its amenity.  This placement of open space maximises its ability to operate in conjunction with the open space of the former electricity easement to adjacent to the north.
	Setback from Thallon and Jenkins Streets:
	 Eight (8) metre setback is required to ensure adequate solar access to the development and open space to the south.  This setback also allows for landscaping and street tree planting. The setbacks from Thallon Street may be reduced to 6m for the fir...
	Setback from James Street:
	 Six (6) metre setback is required to allow for landscaping and street tree planting.
	5.1.1. Development Controls
	5.2. BLOCK 4: 2-12 JAMES STREET

	 Nos. 2-12 James Street, by virtue of their location close to the train station, have the ability to provide development of substantial height to contribute a landmark to denote the village centre.
	 The development of Nos. 2-12 James Street should provide for orderly development by maximising opportunities for a shared basement layout and common open areas.
	 Using the above urban design principles, Nos. 2-12 James Street may achieve two 18 storey towers. Placement of the towers minimises overshadowing of adjacent buildings and open spaces to the south (Figure 13).
	 The six storey podium on Nos. 8-10 James Street provides development to the street frontage in a form and scale commensurate with the civic life of the village centre and to allow for ground floor active uses.
	 Nos. 2-6 James Street will be developed to a maximum height of six storeys to maintain sufficient solar access to the existing low rise buildings to the south.
	 Due to its close proximity to the train station, the FSR limit for this key site is higher than sites further from the train station.  This is to encourage developments of substantial size thus creating a critical mass for the village centre.
	 To ensure an optimal mix of uses within buildings by specifying distribution of residential and commercial uses within the building.
	 Due to the more urban context to the site, a greater site coverage is appropriate.  The building footprint is limited to 55% of the site.  This allows deep soil provision of a minimum 15% of the total site area.
	 Due to the more urban context to the site open space is provided on a rooftop podium.
	 Refer to Figure 14. The setbacks from the irregular boundaries of this key site vary in response to the need to provide solar access, pedestrian circulation space and to introduce modulation in the street wall.
	5.2.1. Development Controls
	5.3. BLOCK 6: 1-7 THALLON STREET

	 Nos.1-7 Thallon Street by virtue of their location close to the train station have the ability to provide development of substantial height to contribute a landmark to denote the village centre.  The eighteen (18) storey height limit for the ellipti...
	 This key site contains both a higher rise landmark tower and a six storey rectangular building forming part of the podium aligned with Thallon Street.
	 A second six storey podium element that aligns with the railway reserve and faces the open space to the north of the main tower.
	 The two podium elements combine to create a courtyard area that addresses the retained railway heritage building.
	 The FSR limit for the various components of this key site which is close to the train station is higher than for sites further from the station.  This is to encourage developments of substantial size thus creating a critical mass for the village cen...
	 To ensure an optimal mix of uses within buildings by specifying FSR components for residential and commercial uses.
	 Due to the electricity line / floodway easements, the building footprint is limited to 40% of the site.  This allows adequate deep soil provision.
	 Open space on the site is concentrated to its north side so as to maximise its amenity.  This placement of open space maximises its ability to operate in conjunction with the open space of the former electricity easement to adjacent to the north.
	 Setback from Thallon Street: There is an eight (8) metre setback requirement for the rectangular building fronting Thallon Street.  This allows for street landscaping and outdoor activities such as cafes that will benefit from solar access to the no...
	5.3.1. Development Controls
	5.4. BLOCK 17: JANELL CRESCENT

	 The higher elements of the development on this site are placed on either side of the electricity easement.  This allows a separation between the two taller elements of approximately 35m.
	 The taller elements are located so as to minimise overshadowing.
	 Due to the considerable open space provided along the electricity easement in this site, the building heights are limited to eleven (11) storeys in order to achieve the nominated FSR of 2.3:1.
	 The FSR limit for the various components of this key site is to enable increased residential densities proximity to the public transport system consistent with the State plans, policies and strategies and The Hills Local Strategy.
	 The site has frontage to an arterial road along Pennant Hills Road.  For sites in this position in the hierarchy, more substantial buildings are appropriate.
	 The site is within 400m of the train station, accordingly a higher FSR is appropriate to maximise public transport usage.
	 Due to the electricity line and floodway easements, the building footprint is limited to 40% of the site.  This allows adequate deep soil provision.
	 Open space on the site is concentrated in the centre of the site so as to maximise its ability to operate in conjunction with the open space of the electricity easement that runs east west through the site.
	 12m setback from the centre line of the high voltage power lines.
	 6m side setbacks
	 6m setback to Shirley Street.
	 10m setback to Pennant Hills Road.
	5.4.1. Development Controls
	5.5. BLOCK 5: SERVICE STATION SITE ON CORNER OF PENNANT HILLS ROAD AND JENKINS ROAD

	 The eighteen (18) storeys are proposed for the tower element of the building due to its close proximity to the train station.
	 The tower proposed on this key site is aligned to minimise its overshadowing of land to the south.
	 The tower element is to have a similar axial alignment to the tower elements on the key sites in the Thallon Street area.  This is a compatible contribution to the more prominent urban form of the village centre close to the station.
	 The four storey podium proposed is to impart a comfortable scale to the street frontage that is compatible with the podiums containing active uses in the Thallon Street area.
	 The FSR limit for this site has been determined due to the limiting effect of site constraints and the lack of opportunity to amalgamate with other sites.
	 No restrictions apply to building footprint due to the highly constrained nature of the site.
	 6m from the site’s northern and eastern boundaries.
	 3m from Pennant Hills Road and Jenkins Street.
	 0m for the tower façade at the apex of the street corner.
	5.5.1. Development Controls
	5.6. BLOCK 16: BUNNINGS SITE AT CORNER OF POST OFFICE STREET AND PENNANT HILLS ROAD

	 The nine (9) storey tower element of the building proposed on this key site is located parallel to Pennant Hills Road.
	 Two storey podium proposed is to impart a comfortable scale to the street frontage that is compatible with the podiums containing active uses in the Pennant Hills Road area.
	 The FSR limit is appropriate for a landmark building at a gateway to the Precinct.
	 Minimum 10m setback from Post Office Street and Pennant Hills Road to allow for pedestrian circulation space and active uses on the street frontage.
	 Minimum 6m setback from Shirley Street and side boundaries.
	5.6.1. Development Controls
	5.7. INFORMATION REQUIRED FOR A DEVELOPMENT APPLICATION


	Attachment 6 - The Hills DCP 2012 PDS14 Target Site Corner Windsor Road and Seven Hills Road Baulkham Hills.pdf
	1. INTRODUCTION
	1.1. LAND TO WHICH THIS SECTION APPLIES

	 Lots 2, 3 and 4 DP 216713, Nos 6 - 8 Seven Hills Road;
	 Lots 21 and 22 DP 588810, Nos 2 and 4 Seven Hills Road;
	 Lot 1 DP 619055, Nos 346 - 350 Windsor Road;
	 Lot 18 DP 659904, No. 344 Windsor Road; and
	 Lot 9 DP 28197, No. 27 Yattenden Crescent.
	1.2 OBJECTIVES OF THIS SECTION OF THE DCP
	(i) To provide detailed design and environmental standards for the development of the Target Site.
	(ii) To provide a mixed use commercial development that relates compatibly to existing and future adjoining development.
	(iii) To encourage an innovative and imaginative design with particular emphasis on the integration of commercial, retail and residential uses with a publicly accessible plaza.
	(iv) To provide a safe and attractive pedestrian environment supporting a new through site link with retail and commercial anchors.
	(v) To provide flexible buildings that can accommodate different uses in response to changing needs.
	(vi) To clearly define public and private domains;
	(vii) To create a residential neighbourhood with opportunities for local shopping, employment and a dining/ entertainment hub.
	(viii) To provide safe and convenient vehicle access to and from the site that minimises traffic impacts on local residents; and,
	(ix) To ensure that the development applies the Principals of Ecologically Sustainable Development.
	1.3 DESIGN EXCELLENCE

	Process
	Submission Requirement
	2. DEVELOPMENT OVERVIEW
	2.1. REGIONAL CONTEXT
	2.2. STRATEGIC OPPORTUNITIES AND CONSTRAINTS OF THE BAULKHAM HILLS TOWN CENTRE STUDENT/ FINAL MASTERPLAN

	3. SITE OPPORTUNITIES AND CONSTRAINTS ANALYSIS
	3.1. INTRODUCTION
	(i) To encourage a comprehensive approach to site planning, design and assessment of the development.
	(ii) To facilitate assessment of how future buildings relate to their immediate surroundings and each other.
	(iii) To facilitate development of a design that minimises the negative impacts on the amenity of adjoining development.
	(iv) To ensure that development is appropriate to the sites capability and suitability for the development proposed.
	(v) To minimise impacts of the development on the environment with regard to the principals of ESD.
	3.2. LANDFORM

	 The hilltop is the “5 ways” focal point of Baulkham Hills Town centre and provides the opportunity for a landmark development with high exposure to both the street frontages.
	 The level change from the street frontage to the rear is 13 metres.  This allows a building with commercial uses on the perimeter of the site to act as an acoustic barrier to a courtyard in the centre of the site.  This acoustic barrier will also sh...
	 The level change and orientation of the allotments provides good solar access and views to the south.
	 Development on the site may include more than one pedestrian access point and a through site link.
	 The level change across the site allows the building to have internal “zones” of different function that are vertically separated but linked by circulation spaces and courtyards.
	 Overshadowing of adjoining residential sites due to topography and north-south orientation.
	3.3. VIEWS

	 Council’s Masterplan identifies the subject site as occupying a visually dominant position within the Baulkham Hills Town Centre and close to the majority of services offered by the centre.
	 The site is suitable for a gateway / landmark building offering district views in all directions, particularly to the south.
	 Possibility of overlooking into adjacent residential dwellings.
	3.4. SURROUNDING DEVELOPMENT, INFRASTRUCTURE AND USES

	 To enhance the streetscape and provide a focal point within the southern precinct of the Town Centre by replacing existing built form with a development that provides a landmark tower and activity focus.
	 To provide an active street interface with Seven Hills Road and Windsor Road with well defined entry points located on existing pedestrian desire lines.
	 To utilise the frontage to one local street and two arterial roads to achieve a high level of vehicle accessibility.
	 Noise from Seven Hills and Windsor Roads will influence on the distribution of uses within the building.
	 Street width and car parking on Yattenden Crescent.
	 Overshadowing of neighbouring properties will influence building design.
	 Building massing to be sympathetic to the heritage curtilage of the Bull and Bush Hotel.
	3.5. HERITAGE

	 The Bull and Bush Hotel opposite the site contributes to the visual variety and vitality of the southern part of the Town Centre.  The hotel use is compatible with the mixed use nature of the development proposed by this Section of the DCP.
	 To provide a recessive roof form that minimises the visual impact of the Target Site on the setting of the Bull and Bush Hotel.
	3.6.  TRAFFIC AND ACCESS

	 Seven Hills Road / Arthur Street
	 Arthur Street / Yattenden Crescent
	 Arthur Street / Charles Street
	3.7. LANDSCAPE AND VEGETATION

	 An existing group of well established eucalypt trees on the Yattenden Crescent frontage is a visual and screening asset.
	 Limited possibilities for street tree planting on three frontages due to likelihood of road widening by RMS.
	3.8. DRAINAGE

	 Deep soil area on site is linked to Yattenden Crescent nature strip to allow subsoil drainage.
	 An overland flow path has been identified on the western boundary of the site along a pathway owned by Council in which an existing stormwater drainage line is located.
	 The redevelopment of the site will have a similar proportion of hard surface area supplemented by communal open space and soft landscaped area.  Development on the site should not increase the volume and rate of offsite stormwater discharge downstream.
	3.9. SITE HAZARDS

	4. DEVELOPMENT FRAMEWORK
	4.1. VISUAL IMPACT

	 Provide a gateway landmark by placing a strong visual element of 14 storeys generally at the apex of the corner.
	4.2. URBAN STRUCTURE

	 Provide an appropriate transition in form to the future development along Yattenden Crescent and allow solar access and privacy to that development in accordance with Council’s standards.
	 Provide afternoon sunlight to “rear” and plaza areas of development.
	 Provide efficient access to basement parking levels.
	 Provide a stepped street wall along Windsor Road that reflects the slope of the topography.
	 Consist of the development of Site 1 and 2 in a coordinated manner such that each can function independently of the other unless they are amalgamated prior to development.
	4.3. HERITAGE

	 Demonstrate that the massing and roof form of the building opposite the Bull and Bush Hotel is broken up and modulated by openings and lower scale, lighter building elements so as to respect the scale and curtilage of the Bull and Bush Hotel.
	4.4. LAND USE AND DENSITY

	 Ensure a mix of uses that will provide commercial and social activity throughout the day and into the evening in a manner compatible with the residential uses and complimentary to the remainder of the town centre.
	 Take advantage of the site’s position on the south end of the town centre to “commence” the revitalisation of the south end.
	 Provide a multi unit development comprising a range of residential unit types.
	 Provide a public plaza on the podium allowing for sunlight to open space and restaurant areas.
	 Use buildings to provide acoustic buffering from road noise to the podium plaza public open space.
	 Position residential units in the upper levels of the development away from road noise by elevation.
	4.5. ACCESS

	 Provide improved pedestrian access along the street frontage as well as through site links.
	 Provide a logical separation of uses within the building related to street level access, basement supermarket, plaza activity, lunchtime visitors and after hours amenity of residents in upper levels.
	 Provide convenient pedestrian access to shopping / restaurants for local Yattenden Crescent residents.
	 Provide commercial deliveries and commercial waste collection vehicle entry to Site 1 from Windsor Road only.
	 Provide vehicular access to and from Yattenden Crescent for residents and persons accessing retail and employment within the site.
	 Provide vehicular access from Yattenden Crescent for vehicles collecting residential waste.
	 Provide commercial and waste collection vehicle and residential vehicle entry from Seven Hills Road to Site 2 for off street collections and deliveries unless Site 2 is amalgamated with Site 1, in which case access for these vehicles must be from Wi...
	 Provide access to site 1 for residential vehicles from Windsor Road.
	4.6. LANDSCAPE AND CHARACTER

	 Provide deep soil and planting appropriate for the Yattenden Crescent frontage.
	 Provide landscaping to the podium that is appropriate for the public usage of the space.
	5. DESIGN PRINCIPLES
	6. OBJECTIVES AND DEVELOPMENT CONTROLS
	 Part B Section 5 – Residential Flat Buildings
	 Part B Section 6 - Business
	 Part C Section 1 - Parking
	 Part C Section 3 - Landscaping
	 Part C Section 4 – Heritage
	 Part C Section 6 – Flood Controlled Land
	 Part D Section 10 - Baulkham Hills Town Centre
	6.1. BUILDING AND CEILING HEIGHTS

	Objectives
	(i) To minimise overshadowing of adjoining properties.
	(ii) To create a landmark building within Baulkham Hills Town Centre.
	(iii) To vary the height of the building to respond to the topography of the site, and to be compatible with the height of future adjoining development.
	(iv) To provide adequate clearance at the ground level to all buildings to permit flexibility in the use of ground floor spaces.

	Development Controls
	Note. Refer to Clauses 4.3 Height of buildings, Clause 7.7 Design excellence and Height of Buildings Maps of The Hills LEP 2012.
	(a) Maximum building heights above the podium level shall be in accordance with the building heights shown in Figure 10.
	(b) The height of the podium when viewed from Yattenden Crescent shall be no more than 3 storeys.
	(c) The ceiling height of the ground floor at the podium level shall be a minimum of 3.3m to promote flexibility in use.
	(d) The public plaza (podium) level of the podium will be at the level of Seven Hills Road.
	(e) The floor level of any residential room must be no lower than 1 metre below natural ground level.
	(f) On Site 1 the frontage of the building facing the western boundary should not exceed six storeys as measured above natural ground level, in accordance with Figures 13 to 22. The upper two storeys must be set back in accordance with Figures 17 and ...
	(g) On Site 1 the building street frontage to Yattenden Crescent, should not exceed six storeys above natural ground level. Levels above the podium are to be set back in accordance with Figures 16 and 17 (Level 2 and 3 setbacks) to reduce perceived bu...
	(h) The controls in (f) and (g) do not apply to any portion of the building that is a lift shaft, lift well or lift overrun.

	Submission Requirements
	A Heritage Impact Statement addressing the impact of the development on the Bull and Bush Hotel.
	6.2. DENSITY AND FLOOR SPACE RATIO

	Objectives
	(i) To provide sufficient unit density and commercial floor space to create a landmark building on the northern corner of the subject site.
	(ii) To provide residential apartment building development with a high level of amenity.
	(iii) To provide high density residential and commercial development to take advantage of proximity to Town Centre jobs, services, amenities and public transport.

	Development Controls
	6.3. COORDINATION OF DEVELOPMENT

	Objectives
	(i) To ensure that the site (sites 1 and 2) develop in a coordinated manner.

	Development Controls
	(a) Site 1 consists of Lot 21 DP 588810, No 2 Seven Hills Road, Lot 1 DP 619055, Nos 346 - 350 Windsor Road, Lot 18 DP 659904, No. 344 Windsor Road, and Lot 9 DP 28197, No. 27 Yattenden Crescent. Site 2 consists of Lots 2, 3 and 4 DP 216713, Nos 6 - 8...
	(b) Development on the site must demonstrate that in the development of either site, that Site 1 and 2 will be compatible in design and function, particularly with regard to the uses of the podium and vehicular and pedestrian access.
	(c) Development either site must not restrict or adversely impact upon the ability of the other site to function or develop to its envisaged potential.

	Submission Requirements
	 Any application for development of Site 1 or 2 shall clearly illustrate the relationship between the two sites.
	6.4. DISTRIBUTION OF USES

	Objectives
	(i) To ensure that uses within the site will be complementary, function efficiently, minimise impacts on the adjoining properties and provide amenity and convenience to residents and visitors to the Town Centre.
	(ii) To ensure that uses are well located within the site and contribute to an active plaza area and street frontage.

	Development Controls
	(a) The distribution of uses within the development shall be generally in accordance with Figure 12.
	(b) Active frontages are to be provided within the plaza and arcade areas, and ground, first and second levels fronting Windsor and Seven Hills Roads.
	Figure 12 Proposed development land uses
	(c) A variety of uses are to be incorporated into the site to encourage an active and vibrant pedestrian plaza.
	(d) The supermarket shall be easily accessible from the plaza and basement parking areas, and designed so that it supports the activation and viability of the uses located within the plaza.
	(e) Commercial and retail uses on site shall be easily accessible from the plaza and basement parking areas.
	(f) The Yattenden Crescent frontage of the development shall be activated with residential uses and amenities and commercial / retail uses wherever possible to minimise the presentation of basement parking to the street.

	Figure 12 shows the proposed building uses:
	6.5. SETBACKS

	Objectives
	(i) To provide setbacks to Windsor Road and Seven Hills Road that indicates the commercial areas of the site.
	(ii) To provide setbacks that minimise adverse impacts such as overshadowing and loss of privacy to adjacent residential development.

	Development Controls
	(a) Building setbacks shall be in accordance with the setbacks shown in Figures 13 - 22 (over page).
	6.6. BUILDING SEPARATION

	Objectives
	(i) To ensure privacy between buildings, particularly to living spaces and private open space.
	(ii) To minimise the visual impact of apartment buildings by reducing their apparent bulk and scale and promoting suitable landscaping between buildings.

	Development Controls
	(a) The minimum separation between buildings shall comply with the requirements of SEPP65 and enable the provision of a central plaza as illustrated in Figures 13 to 22.
	6.7.  BUILDING DEPTH

	Objective
	(i) To provide adequate amenity for future building occupants in terms of sun access and natural ventilation.

	Development Controls
	(a) Building depth shall be in accordance with setback dimensions shown on Figures 13 to 22.
	6.8. BUILDING ARTICULATION

	Objectives
	(i) To produce buildings of high architectural quality that makes a positive contribution to the urban design of the Town Centre.
	(ii) To ensure that building elements are integrated into the overall building form and façade design.
	(iii) To ensure that buildings respond to environmental conditions such as noise, sun, breezes, privacy and views.

	Development Controls
	(a) Facades are to be designed with a minimum 500mm in depth of articulation measured either horizontally or vertically, to limit the expanse of flat surfaces.
	(b) Columns, beams, floor slabs, balconies, window openings and fenestration, doors, balustrades, roof forms and parapets, should be used to modulate the façade with a high quality architectural resolution and use of materials and finishes.
	(c) Facades are to be composed with an appropriate scale and proportion, which respond to building use and the desired character by:

	 Expressing the internal layout of the building, for example, vertical bays or its structure;
	 Articulating building entries with awnings, porticos, recesses, blade walls and projecting bays;
	 Selecting balcony types which respond to the street context, building orientation and residential amenity. Cantilevered partially recessed, or wholly recessed will all create difference façade profiles;
	 Using a variety of window types to express the various elements of new buildings; and
	 Incorporating architectural features which give human scale to the design of the building at street level. These can include entrance porches, awnings, colonnades, pergolas and fences. Recessed balconies and deep windows may be used to create articu...
	(d) Facade design is to reflect the orientation of the site using elements such as sun shading as environmental controls.
	(e) Building services such as drainage pipes, lift towers, air conditioners, vents etc are to be integrated into the design of the building to minimise their prominence.
	(f) A breezeway with extended ceiling height of 2-3 storeys shall be provided at the corner of Seven Hills Road and Windsor Road, aligned with Old Northern Road providing a direct line of sight into the plaza.
	6.9. UNIT LAYOUT AND DESIGN

	Refer to Part B Section 5 - Residential Flat Buildings.
	Objectives
	(i) To ensure that individual units are of a size sufficient to meet the needs of residents.
	(ii) To ensure the layout of units is efficient and units achieve a high level of residential amenity.
	(iii) To ensure designs utilise passive solar efficient layouts and maximise natural ventilation.
	(iv) To provide a mix of apartment types and size to accommodate a range of household types and promote affordable housing.

	Development Controls
	(a) A minimum of 10% of the residential component of the development is to comprise studio or 1 bedroom residential flats.
	(b) A minimum of 10% of the residential component of the development is to comprise 3 bedroom residential flats.
	(c) The minimum internal floor area for each unit, excluding common passageways, car parking spaces and balconies shall not be less than the following:
	(d) 2 bedroom units at Type 1 size shall not exceed 50% of the total of two bedroom units.
	(e) 3 bedroom units at Type 1 size shall not exceed 50% of the total of three bedroom units.
	(f) Unit layouts that achieve the above are required to comply with SEPP 65 and the Residential    Flat Design Guidelines.
	6.10. PEDESTRIAN ACCESS

	Objectives
	(i) To improve the existing pedestrian link from the corner of Seven Hills and Windsor Road to Yattenden Crescent.
	(ii) To facilitate interesting, safe and pleasant walking routes as identified by the Baulkham Hills Town Centre Masterplan.
	(iii) To ensure that residents, including disabled persons, users of strollers and wheelchairs and people with bicycles, can enter the site and apartments with minimal effort.

	Development Controls
	(a) Pedestrian access to the site shall be provided in accordance with Figure 23 including the provision of a publicly accessible link from Yattenden Crescent to Windsor Road.
	(b) Pedestrian entries to residential buildings shall be designed to be clearly differentiated from entries to public buildings.
	(c) Pedestrian entries to residential buildings shall be designed to allow safe and secure access for residents.
	(d) Convenient access from the podium to lower levels is to be provided by lift and a travelator with a light well.
	6.11. VEHICULAR ACCESS AND PARKING

	Objectives
	(i) To ensure that vehicular access can be gained to the site based on sound traffic management principles.
	(ii) To ensure that vehicular movement is conducted in a safe and efficient manner.
	(iii) To ensure that all car parking demands generated by the development are accommodated on the site.

	Development Controls
	(a) Parking is to be provided in the development at the following rates:
	(b) Provide vehicular access points and traffic arrangements in accordance with the RMS requirements at the following locations:
	 Windsor Road Access and Deceleration Lane
	 Seven Hills Road Access
	 Yattenden Crescent Access
	 Vehicle Access Generally

	Submission Requirements
	 Site plan showing the number of car parking spaces, calculations and the dimensions of all parking spaces and driveway widths.
	 Traffic study identifying the impact of the proposed development on arterial and local streets.
	6.12. OPEN SPACE AND COMMUNAL RESIDENT FACILITIES
	6.12.1. Public Open Space: Plaza


	Objective
	(i)  To provide a publicly accessible plaza that               provides opportunities for entertainment, passive recreation, retailing and dining.

	Development Controls
	(a) A publicly accessible plaza is to be provided as shown in Figure 25. The plaza shall be accessible from Seven Hills Road, Windsor Road and Yattenden Crescent.
	(b) The plaza shall be provided with suitable landscaping and be architecturally designed to create a pleasant and active environment.
	6.12.2. Private Open Space & Communal Facilities

	Objectives
	(i) To provide private open space for each unit that is an extension of the dwelling for the enjoyment of residents.
	(ii) To provide residential communal outdoor space suitable for informal and passive recreation for all residents of the development.
	(iii) To provide communal recreational facilities for the enjoyment of residents.

	Development Controls
	(a) Private open space shall be provided for all residential units. At least one balcony or terrace space per unit shall have a minimum area of 10m2 and a minimum depth of 2.5m.
	(b) Residential communal outdoor open space shall be provided on rooftops generally in accordance with Figure 25. The total of such shall be equivalent to the rate of 2m2 per dwelling.
	(c) The design and location of common open space is to ensure privacy to nearby units and adjacent properties is maintained.
	(d) The orientation and location of common open space should maximise solar access during winter and provide shade in summer.
	(e) Common open space areas must be sufficient in size to enable them to be used for passive recreational activities, or be capable of growing substantial vegetation to be provided in roof gardens designed to provide for a range of appropriate recreat...
	(f) All residential communal open spaces must be accessible by a residential lift.
	(g) A gym that is accessible to all residents shall be provided on the site.
	(h) The placement of any gym or swimming pool is to give priority to the minimisation of noise and disturbance to residents and neighbours.

	Submission Requirements
	 Plans are to indicate those areas including dimensions of any part of the site to be used for private and common open space.
	6.13. PUBLIC IMPROVEMENT ROADWORKS

	Objectives
	(i) To provide public improvement road works to contribute to the orderly development of the site and effectively manage additional traffic.
	(ii) A condition of development consent may be imposed if it requires the carrying out of works (whether or not being works on land to which the application relates) relating to any matter referred to in Section 79C(1) applicable to the development th...

	Development Controls
	(a) The following public roadwork improvements shall be provided prior to the completion and occupation of the development: -

	 Widening of the carriageway of Yattenden Crescent on the northern side (from the development site up to and including No. 45 Yattenden Crescent) by 1.7m.
	 A roundabout at the entrance to the development  site on Yattenden Crescent.
	 A 1.5m wide concrete footpath from the development site to Arthur Street on the northern side of Yattenden Crescent and along the eastern side of Arthur Street to Seven Hills Road.
	 An extension of the median island in Seven Hills Road to restrict the access to left-in-left out.
	(b) The design of the development shall include the provision of a footprint for the pedestrian bridge at a location and appropriate elevation that meets the requirements of the RMS and provides convenient access for pedestrians travelling through the...
	6.14 SOLAR ACCESS AND    OVERSHADOWING

	Objectives
	(i) To orient the development in a way that best allows for appropriate solar access and shading, to ensure energy efficient outcomes in accordance with Council’s ESD objective 5.

	Development Controls
	(a) To ensure that daylight access is provided to all habitable rooms and encouraged in open spaces.
	(b) Buildings must be designed to ensure that adjoining residential buildings (including those on Yattenden Crescent), and the major part of their landscape receive at least four hours of sunlight between 9am and 3pm on 21 June.
	(c) Orient and design living areas within buildings to maximise access to direct sunlight where possible. Ideally, face the living areas up to 30 degrees east and 20 degrees west of true north.
	(d) Shading devices shall be incorporated into the design of the development including eaves, verandahs. pergolas, awnings , plantings, blade walls and louvres (horizontal for north facing and vertical for east and west facing windows) .
	(e) Rooftop residential communal open space areas must receive at least four hours of sunlight between 9am and 3 pm on 21 June.
	(f) The plaza area is to receive at least three hours of sunlight between 11am and 3 pm on 21 June.

	Submission Requirement
	 Shadow diagrams indicating the effect of shadows at 9am, 12pm and 3pm on June 21 at a minimum.
	6.15 PRIVACY – VISUAL AND ACOUSTIC

	Objectives
	(i) To site and design buildings to ensure visual privacy between dwellings and buildings in accordance with ESD objective 7.
	(ii) To avoid overlooking of living spaces in dwellings and private open spaces.
	(iii) To contain noise within dwellings and communal areas without unreasonable transmission to adjoining dwellings.
	(iv) To ensure that building appearance and internal amenity of public plaza is not impacted by acoustic measures.

	Development Controls
	(a) Minimise direct overlooking of main internal living areas and private open space of dwellings both within and between buildings through building design, window locations and sizes, landscaping and screening devices.
	(b) Consider the location of potential noise sources within the development such as common open space, the plaza, service areas, driveways and road frontages, and provide appropriate measures to protect acoustic privacy such as careful location of noi...
	(d)  Where acoustic treatment such as double glazing is proposed, mechanical ventilation shall be provided in accordance with the requirements of AS 1668.2: Mechanical Ventilation for Acceptable Indoor Air Quality.
	(e)  Air conditioning plant and equipment is to be located and screened so as to avoid a negative visual impact on the building appearance when viewed from public space including the on-site plaza. A centralised system is required.
	(f)   Conflicts between noise, outlook and views are to be resolved by using design measures such as double glazing, operable screens to balconies and privacy walls where they do not conflict with streetscape or other amenity requirements.
	(g)  Developments are to be designed to minimise noise transmission between apartments by locating similar uses next to each other and by using storage or circulation zones within an apartment to buffer noise from adjacent apartments, mechanical servi...
	(h) The buildings shall be designed to minimise noise from known noise sources at any time and as far as possible minimise noise entering open windows and doors.


	Submission Requirement
	 Commercial / shop uses that require to operate in the evening or are located within the plaza; and residential uses.
	 The report is to address and make recommendations with regard to noise and vibration generated by heavy vehicles and the adjoining area using Windsor and Seven Hills Roads. The recommendations of the report are to be incorporated into the design and...
	 The report shall also address AS3671 – Road Traffic Noise Intrusion Guidelines and AS 1668.2 – The use of mechanical ventilation and air conditioning in buildings – mechanical ventilation for acceptable indoor air quality.
	6.16 SAFETY BY DESIGN

	Objectives
	(i) To ensure principles of CPTED are incorporated into the design of the development.
	(ii) To ensure that the development provides a safe environment for residents, employees and visitors.

	Development Controls
	(a) The safety and security of the public domain/roads/open space network is enhanced by increased activity and surveillance provided by:

	 Retail and commercial uses at ground level shall address the internal plaza area and Windsor and Seven Hills Roads to provide passive surveillance, encourage movement and increase safety;
	 Kitchens and living rooms, frequently with balconies, shall be located at the front of the apartments, overlooking all public areas and communal courtyards to provide passive surveillance, increase safety and add amenity; and
	 Provide sufficient lighting in public and community areas to enhance security and permeability.
	Submission Requirement
	 Applications for the redevelopment of the site shall address Council's "Designing Safer Communities: Safer by Design Guidelines”.
	 The application should particularly consider the safety, security, management, visibility and access to all through-site pedestrian links and the pedestrian plaza.
	6.17 LANDSCAPING

	Objectives
	(i) To provide a satisfactory relationship between buildings, landscaping areas and adjoining developments.
	(ii) To minimise stormwater runoff and provide the opportunity for on-site groundwater recharge in accordance with Council’s ESD objective 3.
	(iii) To ensure a high standard of environmental quality or apartment building developments and the overall visual amenity and character of the neighbourhood.
	(iv) To ensure that landscaped areas can be efficiently maintained.
	(v) To ensure that existing trees are given every opportunity to be retained on the site.
	(vi) To ensure that vegetation removed as a part of the land development process is replaced by suitable indigenous species in accordance with Council’s ESD objective 4.
	(vii) To minimise bulk and scale of the development.

	Development Controls
	(a) Landscape design is to relate to the scale of the development and should consist of both softscape (trees, shrubs, groundcovers and grass) and hardscape elements.
	(b) Vegetation adjacent to Yattenden Crescent is to be retained and supplemented.
	(c) Landscaping shall be provided on the podium level.
	(d) Deep soil planting shall be provided to the Yattenden Crescent frontage and along the western boundary of the site as shown on Figure 25.
	(e) Street trees shall be provided in accordance with Council’s guidelines.
	(f) Indigenous species are to be used to maintain a strong natural theme for the neighbourhood, owing to their low maintenance characteristics, relative fast growth, aesthetic appeal and suitability to the natural habitat.
	(g) Landscaping is to be provided in accordance with Part C Section 3 – Landscaping of this DCP.
	(h) The landscape design shall take into consideration the safety of residents and permit natural surveillance of common areas and pathways.

	Submission Requirements
	 Landscape Plan
	6.18  WATER SENISITVE URBAN DESIGN

	Objectives
	(i) Ensure waterways and downstream drainage systems are protected during construction and post construction phases of development.
	(ii) Ensure new developments do not place an increased flood risk to private and public property, and where possible, reduce the impacts of nuisance flooding to a level acceptable to the community.
	(iii) Reduce potable water demand through water sensitive urban design initiatives.

	Development Controls
	(a) The best practice principles of WSUD are to be applied during the construction and post construction phases of development. Schemes that promote water capture, reuse initiatives and water quality management measures, as described in documents incl...
	 On-site Stormwater Detention Handbook, Version 4 2005, UPRCT;
	 Australian Runoff Quality, Engineers Australia, 2006;
	 Water Sensitive Urban Design – Technical Guidelines for Western Sydney, May 2004, Prepared for UPRCT by URS.
	are required for all new commercial and residential development, or where the increase in impervious area over a site is greater than 150 square metres. Common open space and publicly accessible courtyard areas may be utilised for WSUD initiatives.

	7.0 INFORMATION REQUIRED FOR A DEVELOPMENT APPLICATION
	 Fees
	 Consent of all owners
	 Internal layout & floor areas
	 Elevations
	 Illustrate relationship between Sites 1 & 2
	 Delineate public and private spaces
	 Including on-site detention
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	Attachment 2 - The Hills DCP 2012 PBS5 Residential Flat Buildings - Apartment Mix and Size Amendment.pdf
	1. INTRODUCTION
	1.1. LAND TO WHICH THIS SECTION OF THE PLAN APPLIES
	1.2. STATE ENVIRONMENTAL PLANNING POLICY NO. 65 (SEPP 65) – DESIGN QUALITY OF RESIDENTIAL FLAT DEVELOPMENT

	2. AIMS AND OBJECTIVES OF THIS SECTION OF THE DCP
	Objectives
	(i) Encourage a high standard of aesthetically pleasing and functional residential flat building developments that sympathetically relate to adjoining and nearby developments.
	(ii) Ensure that development will not detrimentally affect the environment of any adjoining lands and ensure that satisfactory measures are incorporated to ameliorate any impacts arising from the proposed development.
	(iii) Encourage innovative and imaginative designs with particular emphasis on the integration of buildings and landscaped areas that add to the character of the neighbourhood.
	(iv) Provide high levels of amenity and safety for future residents of any residential flat building development.
	(v) To ensure that residential flat building developments incorporate the principles of Ecologically Sustainable Development.

	3. OBJECTIVES AND DEVELOPMENT CONTROLS
	 Part C Section 1 – Parking
	 Part C Section 2  – Signage
	 Part C Section 3 – Landscaping
	 Part C Section 4 – Heritage
	 Part C Section 6 – Flood Controlled Land
	3.1. SITE REQUIREMENTS

	Objectives
	(i) To ensure development sites have sufficient areas to provide adequate access, parking, landscaping and building separation.
	(ii) To provide for the orderly development of residential land through the consolidation of lots.
	(iii) To ensure development on a particular site has due regard to adjoining developments in accordance with Council’s ESD objective 7.

	Development Controls
	(a) The minimum road frontage requirement is 30 metres.
	(b)  Development sites shall not be accessed via a right of way and/or access handle. Access driveways should be centrally located within any proposed residential flat building development site.
	(c) A residential flat building development shall not isolate adjoining lots so that they are incapable of multi dwelling housing development, meaning there will be insufficient area to meet the minimum site area requirement in Clause 4.1A Minimum lot...

	Submission Requirements
	 Site plan
	 Location and general description of any adjoining developments.
	3.2. SITE ANALYSIS

	Objectives
	(i) To encourage a comprehensive approach to site planning, design and assessment of development.
	(ii) To facilitate assessment of how future buildings relate to their immediate surroundings and each other.
	(iii) To facilitate development of a design that minimises the negative impacts on the amenity of adjoining commercial or residential development in accordance with Council’s ESD objective 7.
	(iv) To ensure development is compatible with land capability.
	(v) To ensure during consideration of the site layout and design, that disturbance to the natural environment is minimised in accordance with Council’s ESD objective 4.

	Development Controls
	(a) Development is to be designed to respect site constraints such as topography, drainage, soil landscapes, flora, fauna and bushfire hazard.
	(b) Development on land adjoining bushland reserves should incorporate measures (such as setbacks and buffers) to prevent any impact on the reserves.
	(c) Development is to be sited so as to minimise the impact of the development on the amenity of adjoining residences while recognising the character of the area.
	(d) Siting of development is to take into account solar passive design principles.

	Submission Requirements
	 Site Analysis. An example of a site analysis diagram is shown in Figure.1. The site analysis provided at pre-lodgement stage must include an Isometric Drawing as shown in Figure 2.
	 An isometric drawing must be drawn to the same scale as the Site Plan and Site Analysis (1:500 or 1:1000), and include the following:
	- Contours clearly marked – natural and man-made differentiated;
	- Street patterns clearly identified;
	- Proposed common areas;
	- Proposed main entrances/exits; and
	- Proposed landscaped treatments/features.
	3.3. SETBACKS – BUILDING ZONES

	Objectives
	(i) To provide setbacks that complement the setting and contributes to the streetscape and character of the street while allowing flexibility in siting of buildings.
	(ii) To ensure that the space in front of the building is sufficient to permit landscaping that will complement the building form and enhance the landscape character of the street.
	(iii) Side and rear setbacks are to be proportioned to the slope of the site having regard to the height and relationship of the buildings on adjoining properties.
	(iv) The setbacks of proposed buildings are to minimise any adverse impacts such as overshadowing and privacy on adjacent and adjoining properties.
	(v) To ensure placement of buildings takes into account the retention and protection of existing trees.

	Development Controls
	(a) Where trees are identified in the site analysis and are located within the 10 metre front setback, 8 metre rear setback and 6 metre side setback, the Building Zone boundaries will be set so that all buildings are 5 metres from the trees or clear o...

	Development Controls
	(a) Except where a greater setback is required to satisfy Building Zone Consideration No 1 -Setbacks to Protect Trees, the setbacks shall be in accordance with Table 1.
	(b) Additional setback will be applied to sloping sites as calculated below:
	(c) Building closer to the side boundary may be permissible, subject to ensuring there is no unreasonable adverse impact on the privacy or solar access of adjoining properties.
	(d) No balcony shall protrude into the setback area.
	3.4. BUILDING HEIGHTS

	Objectives
	(i) To ensure that buildings reflect the existing landform of the neighbourhood, including ridgelines and drainage depressions.
	(ii) To protect privacy and amenity of surrounding allotments and residential development in accordance with Council’s ESD objective 7.
	(iii) To minimise overshadowing of adjoining properties.

	Development Controls
	(a) Developments on sloping sites are to be stepped so that the ground floor does not exceed one metre above natural ground level immediately below any point on the ground floor.
	(b) The floor level of any residential room must be no lower than one metre below natural ground level.
	(c) No building shall contain more than 4 storeys above natural ground level.

	Submission Requirements
	 Shadow diagrams
	3.5. BUILDING SEPARATION AND TREATMENT

	Objectives
	(i) To ensure privacy within buildings.
	(ii) To avoid overlooking of living spaces and private open space.
	(iii) To minimise the visual impact of residential flat building developments by minimising the bulk and scale of residential flat buildings and promoting suitable landscaping between buildings.

	Development Controls
	(a) The minimum separation between buildings is 12 metres.
	(b) The space between buildings must be capable of extensive landscaping utilising deep rooted planting. In cases where underground parking limits the soil depth, landscape beds/tubs to provide additional soil depth, must be provided. Larger trees /sh...
	3.6. LANDSCAPE AREA

	Objectives
	(i) To provide a satisfactory relationship between buildings, landscaping areas and adjoining developments.
	(ii) To minimise stormwater runoff and provide the opportunity for on-site groundwater recharge in accordance with Council’s ESD objective 3.
	(iii) To ensure a high standard of environmental quality of residential flat building developments and the overall visual amenity and character of the neighbourhood.
	(iv) To ensure that landscaped areas can be efficiently maintained.
	(v) To ensure that existing trees are given every opportunity to be incorporated into the final design.
	(vi) To ensure a satisfactory relationship between buildings and open spaces.
	(vii) To ensure that vegetation removed as a part of the land development process is replaced by suitable indigenous species in accordance with Council’s ESD objective 4.
	(viii) To avoid the creation of drainage and runoff problems though minimising the amount of impervious area.
	(ix) To minimise bulk and scale of the development.

	Development Controls
	(a) The landscape area shall be a minimum of 50% of the area of the site.
	Such areas shall exclude building and driveway areas.  Terraces and patios within one metre of natural ground level will be included in landscape area, including common open space above basement car park provided the area is grassed and suitably lands...
	(b) Landscaped areas must have minimum dimensions of 2 metres.  Areas less than 2 metres in width will be excluded from the landscape area calculation.
	(c) Existing trees and vegetation should be preserved especially those in the front setback. The existing tree canopy should be retained and enhanced wherever possible.
	(d) All setbacks and any above ground car parking areas are to be landscaped and maintained to a high standard.
	(e) Landscaping is to be provided in accordance with the provisions set out in Part C Section 3 - Landscaping of this DCP.
	(f) Landscape treatments are to harmonise with building designs. They should reflect the scale of the building and should consist of trees, shrubs, groundcovers and grass.
	(g) Native species are to be used to maintain a strong natural theme for the neighbourhood and owing to their low maintenance characteristics, relative fast growth, aesthetic appeal and suitability to the natural habitat.
	(h) The landscape design should take into consideration the safety of residents and permit natural surveillance of common areas and pathways.

	Submission Requirements
	 Landscape Plan
	3.7. BUILDING LENGTH

	Objectives
	(i) To reduce the visual bulk and scale of residential flat building developments.
	(ii) To ensure that developments will enhance and contribute to the streetscape and desired character of the future and existing neighbourhood.

	Development Control
	(a) The maximum linear length of any residential flat building is to be 50 metres.
	3.8. BUILDING DESIGN AND STREETSCAPE

	Objectives
	(i) To ensure residential flat building development of a high standard based on appropriate building design and attention to detail, which integrates suitably into the existing or future urban environment.
	(ii) To achieve residential flat building developments that is of a high standard of design and construction in terms of both internal and external appearance.
	(iii) To ensure that developments are aesthetically pleasing, encourage creativity and diversity in design, incorporating architectural relief and modulation of facades to avoid a bulky or monotonous appearance.
	(iv) To ensure the appearance of residential flat building developments enhance the streetscape, complement adjoining and surrounding development in terms of scale and character.

	Development Controls
	(a) Applicants must refer to Council’s “Multi-Unit Housing: Urban Design Guidelines, 2002” which have been adopted by Council as a guide for the design of residential flat building development.
	(b) Designs must be in harmony in terms of form, mass, colour and structure with the existing and likely future development in the street.
	(c) The siting and design should seek to ensure a clear definition of the street edge and reinforce street corners. Building lines together with landscaping treatments should distinguish the public and private realms.
	(d) Developments must not be repetitive in design and should incorporate harmonious variations into design features such as verandas, entrances, facades etc.

	Walls and Rooflines
	(e) Walls should be articulated in plan and section to reduce building bulk.
	(f) Walls should comprise a variety of colours to reduce monotony and add variety to the streetscape.
	(g) Walls should incorporate windows to enhance façade appearance.
	(h) Walls and roofs are the major elements that determine the development form, scale and bulk.  Carefully designed walls with well-balanced vertical and horizontal proportions play a significant role in establishing the character of the development a...
	(i) Break up large horizontal facades, whether walls or roofs, into smaller sections of no longer than 10 metres, with careful consideration given to materials and colours.
	(j) Enhance the façade through the use of well-proportioned and balanced projections and recesses.
	(k) Provide architectural features in the façade that give human scale at ground floor level, such as entry porches, pergolas and so on.

	Garages
	(l) Any visible garage walls should be comprised of more than one material and colour to enhance visual attractiveness and interest.
	(m) Any ground level car parking, garages and/or basement garage doorways should be concealed or screened by planting from the street and public view, as much as possible.

	Entrances
	(n) Entrances to residential flat buildings should be clearly visible from the public and semi-public areas.  Lighting should be provided for safety at night. These entries contribute to the streetscape and character; therefore, they need to be consid...
	(o) Building entries should be readily apparent from the street and clearly visible from inside the dwelling to improve casual surveillance.
	(p) The space around the building entrance should be sufficiently large to stand out and have a distinctive architectural form.
	(q) Site entries should be distinctive, attractive and welcoming.
	(r) Provide sheltered transitional areas around building entries.
	(s) All ground floor dwellings should have their own entry at ground level.
	(t) Building entries should be visible from, or address, the site front boundary. Building entries in walls should be clearly delineated and observable from the driveway.
	Views and Siting
	(u) Siting of the building is to take advantage of any views to nearby/adjoining landscaped open space or any public reserve.
	(v) The siting and design of dwellings should also take advantage of any views to open space, public reserves and bushland to promote natural surveillance and to enhance the visual amenity of residents. Blank courtyard walls along boundaries shared wi...
	(w) Dwellings that have courtyards facing a street or public place should be avoided. Where other design constraints dictate the need for a fence facing a public street or space. The design must comply with the controls specified in section 3.27 - Fen...

	Submission Requirements
	 Elevations Plans.
	 Design verification as required by SEPP 65 (Refer to section 1.2).
	3.9. URBAN DESIGN GUIDELINES

	Objectives
	(i) To encourage urban design principles which reinforce the character of the precinct.
	(ii) To ensure that future development responds to and is compatible with the landscape, topography and visual setting of the area.
	(iii) To promote a built form of high architectural quality which compliments existing streetscape character and improves the amenity of public space.

	Development Controls
	(a) Applications must demonstrate conformity with “Baulkham Hills Multi Unit Housing – Urban Design Guidelines, 2002” which has been adopted by Council as a guide for the design of residential flat buildings. This document also details desired future ...

	Submission Requirements
	 Provide a detailed statement, which addresses the “Baulkham Hills Multi Unit Housing – Urban Design Guidelines 2002,” – Section 6 - Precinct Character Statements and Section 7 - Sub- Precinct Character Statements.
	3.10. DENSITY

	Objectives
	(i) To ensure residential flat building development does not over-tax existing services and facilities.
	(ii) To provide opportunities for a suitable density housing form that is compatible with the existing surrounding development.

	Development Controls
	(a) The maximum population density permitted is 175 persons per hectare with a desirable range between 150-175 persons per hectare. The density is based upon the occupancy rates in Table 2:

	Submission Requirements
	 Provide details of the proposed density of the development.
	3.11. UNIT LAYOUT AND DESIGN

	Objectives
	(i) To ensure that individual units are of a size suitable to meet the needs of residents.
	(ii) To ensure the layout of units is efficient and units achieve a high level of residential amenity.
	(v) To ensure designs utilise passive solar efficient layouts and maximise natural ventilation.

	Development Controls
	Apartment Mix
	Residential Flat Development (less than 30 units)
	(c) The minimum internal floor area for each unit, excluding common passageways, car parking spaces and balconies shall not be less than the following:
	Residential Flat Development (30 or more units)
	All Residential Flat Buildings
	(h) Unit layouts that achieve the following are required:-
	 Minimise corridors/circulation space and avoid dormant areas with little or no natural surveillance;
	 Permit sunlight access;
	 Achieve cross ventilation; and
	 Protect the visual and acoustic privacy of residents.
	 Four (4) hours of direct sunlight is available for windows of primary living areas between 9am and 3pm on 21 June; and
	 Adequate ventilation can be achieved.
	(j) Floor to ceiling height must be in accordance with Building Code of Australia requirements. Where deeper floor plans are used higher floor to ceiling heights are encouraged to increase penetration of sunlight and air.

	Submission Requirements
	 Site plan.
	 Dimensioned development application plans including a schedule of floor areas for each dwelling. For developments containing 30 or more apartments the schedule is to specify the apartment size category for each apartment.
	3.12. BUILDING MATERIALS

	Objectives
	(i) To promote integrated, visually harmonious and attractive buildings in residential areas.
	(j) To encourage the use of renewable, energy efficient materials that are durable and cost effective in accordance with Council’s ESD objective 5.
	(iii)To reduce waste generation and wastage of resources in accordance with Council’s ESD objective 6.
	(iv) To encourage consideration of the long-term impact of the production and use of materials used in construction of the development.

	Development Controls
	(a) All building construction must comply with the Local Government Act 1993 Local Government Regulations and the Building Code of Australia.
	(b) Building materials and appearance play a significant role in establishing the character of new development.  Consideration should be given to the existing character and streetscape in the design of new development. A mix of materials (at least two...
	(c) Choice of materials should be based on consideration of both their environmental and economic costs.
	(d) Buildings materials should be selected carefully so as to reflect and complement the existing character of the street.
	(e) Graffiti resistant materials should be used in areas that are accessible by the general public and communal areas within the development.
	(f) Ensure that colours used are visually pleasing to the viewer and reflect the predominant colours in the area.
	(g) Avoid the use of materials and colours that would cause excessive glare.
	(h) The following factors must be considered when selecting materials:
	 Suitability for the purpose;
	 Durability;
	 Long term appearance;
	 Local environmental impacts;
	 Broader and longer term environmental impacts; and
	 The quantity of material required.
	(i) Avoid materials that are likely to contribute to poor internal air quality such as those generating formaldehyde or those that may create a breathing hazard in the case of fire (e.g. polyurethane).
	(j) Select materials that will minimise the long-term environmental impact over the whole life of the development.
	(k) Preference is to be given to materials derived from renewable sources or those that are sustainable and generate a lower environmental cost, recycled material or materials with low embodied energy, better lifecycle costs and durability. For exampl...

	Submission Requirements
	 Schedule of materials.
	 Streetscape Perspective of proposed development including landscaping.
	3.13. OPEN SPACE

	Objectives
	(i) To provide open space for recreation and for use by residents within residential flat buildings.
	(ii) To enhance the quality of the built environment by providing opportunities for landscaping.

	Objectives
	(i) To provide private outdoor living space that is an extension of the dwelling for the enjoyment of residents.
	(ii) To provide private outdoor living space that receives a reasonable quantity of sunshine during all months of the year.

	Development Controls
	(a) Private open space must be readily accessible from living areas of dwelling units.
	At Ground Level:
	(b) For dwellings with ground level access private open space shall be provided with a minimum width of 4 metres and depth of 3 metres.
	(c) This private open space shall be provided within one metre of natural ground and may be included as part of the minimum landscape area requirements.
	(d) Private (ground level) open space areas shall be enclosed with a wall/fence or landscape screen with an effective height of 1.8 metres from the finished ground level.
	(e) The design of the building and landscaping treatment should ensure the privacy of these ground level spaces. Enclosing screen walls or fences shall be designed to ensure privacy, both from communal open space or access ways and from dwellings and ...
	(f) Design techniques that protect the privacy of the courtyards by restricting overlooking from above are also encouraged. Potential techniques are shown in Figure 9 below.
	(g) In order to provide useable open space to dwellings above ground level, any balcony or terrace shall have a minimum area of 10m2 and a minimum depth of 2.5 metres.

	Objectives
	(i)  To provide a functional open space area within the development for the informal recreation of all residential flat building residents and children’s play.
	(ii)  To provide opportunities for additional landscaping and retention of any significant features that add to the amenity of the site in accordance with Council’s ESD objective 4.

	Development Controls
	(a) In order to provide for the recreational needs of the residents a common open space area is to be provided in a singular large parcel. Such open space area is to include opportunities for both active and passive recreation facilities (i.e. equipme...
	(b) Large developments (greater than 20 dwellings) shall consider provision of a swimming pool, common room and hard stand outdoor play area.
	(c) The common open space is to be centrally located and such area shall be capable of surveillance from at least two dwellings for safety reasons.
	(d) The orientation and location of the open space should also take into consideration opportunities to maximise solar access to the open space during winter. It must receive at least four hours of sunlight between 9am and 3pm on 21 June.
	(e) The area provided shall be equivalent to the rate of 20m2 per dwelling.
	(f) Common open space must be sufficient in size to enable it to be used for recreational activities, or be capable of growing substantial vegetation.
	(g) Common open space must be designed in conjunction with pedestrian pathways.

	Submission Requirements
	 Plans are to indicate those areas including dimensions of any part of the site to be used for private and common open space.
	3.14. SOLAR ACCESS

	Objectives
	(i) To orient the development in a way that best allows for appropriate solar access and shading.
	(ii) To maximise natural lighting to internal living and open space areas in winter and provide adequate shading to internal areas and private open space during summer to improve residential amenity.
	(iv) (iii) To ensure no adverse overshadowing of adjoining allotments/developments.

	Development Controls
	(a) Orient and design buildings to maximise the number of dwellings with direct sunlight where possible. Ideally, face the long axis of the development up to 30 degrees east and 20 degrees west of true north. This is illustrated in Figure 10.
	(b) Face living spaces to the north wherever possible.
	(c) Narrow footprint buildings and split level floor plans permit good solar access (Refer to Figure 9).
	(d) Main windows should have suitable shading or other solar control to avoid discomfort (shutters/blinds/screens/retractable awnings).
	(e) Use horizontal shading devices (for north facing windows) including eaves, verandas, pergolas, awnings and external horizontal blinds to allow low summer sun whilst providing shade from high summer sun.
	(f) East and west facing windows can cause excess heat in summer. Minimise the size of east and west facing windows, or consider external vertical shading devices such as vertical blinds, blade walls and thick vegetation.
	(g) Shading elements are to be integrated into the overall elevation design.

	Development Controls
	(h) The common open space area must receive at least four hours of sunlight between 9am and 3pm on 21 June.
	(i) Buildings must be designed to ensure that adjoining residential buildings and the major part of their landscape receive at least four hours of sunlight between 9am and 3pm on 21 June.

	Submission Requirements
	 Shadow Diagrams
	3.15. VENTILATION

	Objectives
	(i) To maximise ventilation flows in each dwelling.
	(ii) To minimise the filtering of cold or warm air through gaps in the construction of each dwelling in accordance with Council’s ESD objective 5.

	Development Controls
	(a) Consider ventilation in early design stages. Figure 10 identifies design options for achieving natural ventilation.
	(b) Consider prevailing breezes in relation to building orientation, window design and internal circulation.
	(c) Place windows to allow for cross ventilation i.e. on opposite sides of the building rather than adjacent walls where possible. These windows are to be lockable in a partly open position.
	(d) Promote air circulation and consider the installation of fans, roof vents, louvered windows and high-level windows to aid air circulation.
	(e) Provide security screen doors at unit entries.
	(f) Minimise air gaps by incorporating door and window seals.
	3.16. LIGHTING

	Objective
	(i) To maximise the use of natural lighting and to minimise the energy consumption of residential flat building developments in accordance with Council’s ESD objective 5.

	Development Controls
	(a) Lighting is to be provided and installed in accordance with the Building Code of Australia.
	(b) Lighting must be adequate to ensure the security and safety of residents and visitors.
	(c) Maximise the use of natural lighting through window placement and skylights.
	(d) In common areas lights are to be time switched and energy efficient fitting should be used.
	(e) Motion detectors are to be used for unit entries, lobbies and outdoor security.
	(f) Incorporate dimmers motion detectors, and automatic turn-off switches where appropriate.
	(g) Provide separate switches for special purpose lights.
	3.17. STORMWATER MANAGEMENT

	Objectives
	(i) To control stormwater and to ensure that residential flat building developments do not increase downstream drainage flows or adversely impact adjoining and downstream properties.
	(ii) To ensure the integrity of watercourses is protected and enhanced in accordance with Council’s ESD objective 4.
	(iii) To provide for the disposal of stormwater from the site in efficient, equitable and environmentally sensible ways in accordance with Council’s ESD objective 3.
	(iv) To provide for on-site detention of site drainage.

	Development Controls
	(a) Drainage easements will be required where the development property does not drain directly into the existing stormwater drainage system or a public road. Development Consent will not be issued until the submission of documents demonstrating the cr...
	(b) Discharge points are to be controlled and treated to prevent soil erosion, and may require energy dissipating devices on steeper topography, to Council’s requirements.
	(c) Where necessary, downstream amplification of existing drainage facilities will be required including Council infrastructure if required.
	(d) Developments within the Upper Parramatta River Catchment must comply with any requirements of the Sydney Catchment Management Authority.
	(e) On-site detention, water recycling, or water quality management systems may be required to Council’s and/or the Sydney Catchment Management Authority and/or the Hawkesbury Catchment requirements, to counteract an increase in stormwater runoff.
	(f) The design of drainage systems is to be in accordance with Council’s Design Guidelines for Subdivisions/ Developments.
	(g) Water Sensitive Urban Design (WSUD) principles shall be employed in the management of the site’s stormwater in terms of water retention, reuse and cleansing. In this regard the drainage design is to include measures to manage the water quality of ...
	(h) On site detention tanks are only permitted in common areas within a proposed development (for example driveways, common open space) and not within private courtyards.

	Submission Requirements
	 Preliminary Engineering Drainage Plans indicating the proposed drainage infrastructure.
	 Details of easements to be created over downstream properties if they do not already exist, including the written concurrence of all the affected landowners.
	- If OSD is required, OSD plans must be submitted with the development application.
	3.18. VEHICULAR ACCESS

	Objectives
	(i) To ensure that vehicles may enter and exit residential flat building developments in a safe and efficient manner in accordance with Council’s ESD objective 7.
	(ii) To maintain the performance of roads that provides an arterial or sub-arterial function in accordance with Council’s ESD objective7.

	Development Controls
	(a) Access to the site is to be in accordance with the requirements within Part C Section 1 – Parking of this DCP.
	(b) Adequate vehicular entry and exit and circulation areas are to be provided. The design must:
	 Provide a safe environment for both pedestrians and vehicles using the site and surrounding road networks;
	 Ensure vehicular ingress and egress to the site is in a forward direction at all times;
	 Provide for service vehicles where possible; and
	 Be designed to minimise the visual impact of hard paved areas.
	(c) The driveway shall be centrally located within the development and be a minimum of 10 metres from any side boundary or street.
	(d) Driveways are to have a minimum width of 6 metres at the property boundary for a distance of 6 metres within the development to ensure easy entry/exit of vehicles.
	(e) Driveway gradients shall be in accordance with Australian Standard – AS 2890.1 – 1993 – Part 1 – Parking Facilities – Off Street Car Parking.

	Submission Requirements
	 Applicants are required to submit plans and details with the development application of proposed vehicular access and circulation for Council's approval. Details must specifically relate to vehicular movement, layout and turning circles.
	3.19. CAR PARKING

	Objectives
	(i)  To ensure that all car-parking demands generated by the development are accommodated on the development site.
	(ii)  To protect the free flow of traffic into and out of residential flat building developments and the surrounding street network in accordance with Council’s ESD objective 7.

	Development Control
	(a) All car parking required by Council shall be provided on-site in accordance with the requirements of Part C Section 1 – Parking of this DCP.
	(b) On site car parking is to be provided at the following rates:
	 1 bedroom unit   1 space
	 2 or 3 bedrooms unit  2 spaces
	(c) Any car parking provided at ground level shall:
	 Comprise lockable single garages with minimum clear dimensions of 5.5 metres x 3.0 metres (exclusive of any storage area) and lockable double garages of 5.5 metres x 5.4 metres exclusive of storage area (not applicable to visitor parking);
	 Be enclosed in a manner that screens the vehicles from the street; and
	 Be separated from any adjoining property boundaries by a 2 metre wide landscaped strip.
	 Must be provided at the rate of 2 per 5 dwellings. The number required will be rounded up to the nearest whole number;
	 Have minimum dimensions of 5.5 metres x 2.6 metres; and
	 Must be made accessible at all times. Where visitor parking is proposed behind security gates, the access to visitor parking must be maintained through the operation of an intercom system installed at or near the gate.
	(g) If the side boundary of any car parking space is a wall or fence or if it is obstructed (i.e. column) so that door opening is restricted 300mm must be added to the width. If the space is obstructed on both sides 600mm must be added.
	(h) Manoeuvring areas to all car parking spaces shall comply with the standards in Part C Section 1 – Parking. The layout must be designed to ensure vehicles utilising any parking spaces can enter and leave the site in a forward direction.
	(i) Parking areas within the front setback are discouraged and in this regard, no more than 2 spaces shall be provided within the setback area.
	(j) Developments in excess of 10 units are to provide pedestrian access from the street separate from the vehicular access.
	(k) Vehicle reversing bays or an alternative arrangement is to be provided at the end of aisles to ensure all parking spaces can be accessed in a satisfactory manner.
	(l) Resident car parking shall be safely secured with any opportunity for unauthorised entry minimised.
	(m) A carwash bay must be provided in accordance with Part C Section 1 - Parking.
	(n) All internal stairs that connect the car parking areas to the residential units are to be accessible only to the residents and their authorised visitors. All fire exits from the car parking areas must be designed to be independent from stairs that...

	Submission Requirements
	 Site Plan showing the number of car parking spaces, calculations and the dimensions of all parking spaces and driveway widths.
	3.20. STORAGE

	Objectives
	(i) To ensure that each dwelling has reasonable private storage space (storage requirements include household items either within the dwelling or in secure garage areas).

	Development Controls
	(a) At least 10m3 must be provided for storage space per dwelling within a lockable garage. It must not encroach into the parking space, and must cover a minimum area of 5m2 with a minimum dimension of 2 metres required. The storage space shall be adj...
	(b) A suitable secure area for storing garden maintenance should be provided.

	Submission Requirements
	 Plans must show the designated storage area for each dwelling.
	3.21. ACCESS AND ADAPTABILITY

	Objectives
	(i) To ensure that developments provide appropriate and improved access and facilities for all persons (consistent with the provisions of Australia Standard AS1428.1-1998).
	(ii) To encourage designers/developers to consider the needs of people who are mobility impaired and to provide greater than minimum requirements for access and road safety.
	(iii) To ensure that building design does not prevent access by people with disabilities.
	(iv) Incorporate design measures that are appropriate to people with disabilities.

	Development Controls
	(a) All units in a building two storeys and above are to b served by a lift, which must be accessible to the front door of each unit.
	(b) Units with a lowest floor level within 1.5 metres of the natural ground must be accessible to the front door of each unit.
	(c) One visitor parking bay and one pick-up and drop-off bay for mobility impaired people must be provided complying with the provisions of AS 2890 for people with a disability additional to the requirements for any visitor parking elsewhere in this DCP.
	(d) At least one unit in development with less than 20 units, or 5 percent of the units in any development of 20 or more units, must be either;
	 An accessible unit to AS 1428 Part 2, suitable for occupation by a wheelchair user; or
	 Meeting Class B adaptability under AS 4299.
	(i) Any toilet provided on the common property must be accessible.
	(j) (j) Any common facilities on the common property must be accessible.
	 Lightweight non-load bearing walls that can be removed to reconfigure rooms;
	 Panels that can be removed to connect adjoining residential flat buildings and cater for larger extended families.

	Submission Requirements
	 Documentation to demonstrate how the objectives and controls are satisfied.
	3.22. PEDESTRIAN / BICYCLE LINKS

	Objectives
	(i) To consider the needs of the residents with particular consideration to access requirements, safety and security.
	(ii) To ensure that appropriate pathways, with high levels of pedestrian amenity are provided for residents in the locality along identified desire lines in accordance with Council’s ESD objective 9.
	(iii) To ensure provision is made for bicycle access and storage in accordance with Council’s ESD objective 9.

	Development Controls
	(a) Access to dwellings should be direct and without unnecessary barriers. There should be no steps between the street frontage and the principle building entrances.
	(b) Clearly defined pedestrian pathways are to be provided between proposed developments and proposed footpaths along sub-arterial roads.
	(c) Multi-unit developments are to have adequate lighting in common and access areas.
	(d) All pathways and ramps should conform to the minimum dimensional requirements set out in AS1428 Part 1-1998 Design for Access and Mobility and AS1428 Part 2–1992 and Council’s Policy “Making Access for All 2002”.
	(e) All surfaces should be stable, even and constructed of slip resistant materials. Any stair nosings should have a distinctive colour and texture.
	(f) Building and unit numbering and all signage is to be clear and easy to understand. International Symbols of Access should be displayed where buildings, crossings, amenities, car parking, pathways and ramps are accessible, as detailed in The Hills ...
	(g) Pathway locations must ensure natural surveillance of the pathway from primary living areas of adjoining units. Dwelling entries must not be hidden from view and must be easily accessible.
	(h) A bicycle lockup facility is to be provided close to the main entry to the building.

	Development Controls
	(a) Where it is possible, a pedestrian link through the site must be provided as part of the development to increase the connectivity of the area for local pedestrians. The following factors should be considered when identifying the most appropriate l...
	 The link must be no less than 3m wide;
	 It should be a straight-line link through the site linking streets or other public spaces; and
	 The link cannot include stairs and any ramps. It must have a reasonable gradient. Refer to AS 1428.1 - 1988 Design for Access and Mobility and supplementary AS 1428.2 - 1992.
	(b) The design and layout of any building adjoining and landscaped spaces adjoining the pathway should ensure there is natural surveillance of the pathway to protect the amenity of users. A solid fence along the boundary of the pathway restricting vie...
	(c) The pedestrian link must be dedicated to Council as a public footway and the footpath, and lighting must be provided at no cost to Council.

	‘Accessible’ used above is defined as follows:
	 An internal accessible path of travel shall comply with AS 1428 Part 1. All security devices, intercoms, light switches, and doors on the route shall be mounted at one metre above floor level. The front door of the unit shall be at least 820 leaf, a...
	 An external accessible path of travel shall comply with AS 1428 Part 1, except that abutment tolerance shall be increased to 10mm at paving joints.
	 The accessible path of travel shall connect pick-up and drop-off point, the required parking bay and the front door of the unit.
	Submission Requirements
	 Statement addressing AS 3671 – Road Traffic Noise Intrusion Guidelines.
	3.23. PRIVACY - VISUAL AND ACOUSTIC

	Objectives
	(i) To site and design buildings to ensure visual privacy between dwellings in accordance with Council’s ESD objective 7.
	(ii) To avoid overlooking of living spaces in dwellings and private open spaces.
	(iii) To contain noise within dwellings and communal areas without unreasonable transmission to adjoining dwellings.

	Development Controls
	(a) Minimise direct overlooking of main internal living areas and private open space of dwellings both within and adjoining the development through building design, window locations and sizes, landscaping and screening devices (Refer to section 3.13 O...
	(b) Consider the location of potential noise sources within the development such as common open space, service areas, driveways, and road frontage, and provide appropriate measures to protect acoustic privacy such as careful location of noise-sensitiv...
	(c) Dwellings that adjoin arterial roads are to be designed to acceptable internal noise levels, based on AS 3671 – Road Traffic Noise Intrusion Guidelines.

	Submission Requirements
	 Statement addressing AS 3671 – Road Traffic Noise Intrusion Guidelines.
	3.24. SERVICES

	Objectives
	(i) To ensure that the physical services necessary to support residential flat building development are available in accordance with Council’s ESD objective 6.
	(ii) To ensure that service facilities are integrated with the design of the development and are suitably sized for the convenience of the occupants.

	Development Controls
	(a) Development consent will not be granted until arrangements satisfactory to the relevant authorities are made for the provision of services.
	(b) Pump out sewage management systems are not considered acceptable for residential flat building developments.
	(c) Site services and facilities (such as letterboxes, clothes drying facilities and garbage facility compounds) shall be designed so as:
	 To provide safe and convenient access by residents and the service authority; and
	 Be visually integrated with the development and to have regard to the amenity of adjoining development and streetscape.
	(d) All electricity and telephone services on site must be underground.
	(e) Laundries shall be provided to each dwelling.

	Submission Requirements
	 Preliminary discussions should be held with the service authorities listed below prior to submission of any application. Any advice provided by these authorities should be submitted with the application.
	- Sydney Water for potable and recycled water, sewage and drainage;
	- Telecommunications carrier for telephones and associated equipment;
	- Energy authority for underground electricity;
	- AGL for gas supplies; and
	- NSW Fire Brigades.

	 Documentation to demonstrate how the objectives and development controls are satisfied.
	3.25. WASTE MANAGEMENT – STORAGE AND FACILITIES

	Objectives
	(i) To minimise the overall environmental impacts of waste.
	(ii) To maximise, through appropriate design, the opportunities to deal with domestic waste according to the Waste Hierarchy as given in Council’s ESD objective 6.
	(iii) To provide domestic waste management systems that allow for ease of use by occupants and ease of service by collection contractors.
	(iv) To provide waste storage areas that is integrated with the design of the development.
	(v) To ensure minimum visual impact of the waste storage facilities.
	(vi) To assist in achieving Federal and State Government waste minimisation targets.

	Development Controls
	(a) Waste collection and separation facilities must be provided for each dwelling. Each dwelling should have a waste storage cupboard in the kitchen capable of holding at least a single days waste, and sufficient to enable separation of recyclable mat...
	(b) Adequate storage for waste materials must be provided on site and any such waste must be removed at regular intervals and not less frequently than once per week for garbage and fortnightly for recycling.
	(c) In locating and designing waste storage areas consideration must be given to screening views of the facility from any adjoining property or public place while still ensuring there is some natural surveillance from within the development to minimis...
	(d) Waste storage areas must be kept clean, tidy and free from offensive odours at all times.
	(e) Bin storage bay(s) is to be:
	 Incorporated into the landscape design of the development, or, where level access is available (grade of <5%), it can be provided in an undercover/basement car park;
	 Of adequate size to store the appropriate number of bins according to the estimated waste generation rate from the total number of units (as given in Appendix A – Waste Management Plan);
	 Accessible by wheelchair; and
	 Designed in accordance with Council’s Bin Storage Facility Design Specification. A copy of the specifications is available from Council’s Waste Management Co-ordinator or on Council’s Website.
	(f) Location of the bin storage bay(s):
	 Must be convenient and accessible to the occupant(s) of the all units; and
	 Must allow 120/240 litre bins to be wheeled to the street kerb over flat or ramped surfaces with a maximum grade of 7% and not over steps, landscape edging or gutters;
	 Must allow the bulk garbage bin(s) to be wheeled out and be serviced by the front loading garbage truck on a flat surface with a maximum grade of 5%, and not over steps, landscape edging or gutters; and
	 Must be in accordance with the Council’s Bin Storage Facility Design Specification.
	(g) The design of the bin storage facilities and on-going use by the occupants is to be addressed in the Design of Facilities and On-Going Management sections of the Waste Management Plan as required in the Submission Requirements of section 3.26 – Wa...
	3.26. WASTE MANAGEMENT PLANNING

	Objectives
	(i) To promote improved project management and to reduce the demand for waste disposal during demolition and construction.
	(ii) To maximise, reuse and recycle building/construction materials.
	(iii) To encourage building designs and construction techniques that will minimise waste generation.
	(iv) Minimise waste generation to landfill via the waste hierarchy in accordance with Council’s ESD objective 6.
	(v) To assist in achieving Federal and State Government waste minimisation targets.

	Development Controls
	(a) Site operations should provide for planned work staging, at source separation, re-use and recycling of materials and ensure appropriate storage and collection of waste.
	(b) Straight demolition should be replaced by a process of selective deconstruction and reuse of materials. Careful planning is also required for the correct removal and disposal of hazardous materials such as asbestos.
	(c) Project management must seek firstly to re-use and then secondly to recycle solid waste materials either on or off site. Waste disposal to landfill must be minimised to those materials that are not re-useable or recyclable.
	(d) When separated, materials are to be kept uncontaminated to guarantee the highest possible reuse value.
	(e) Details of waste sorting areas and vehicular access are to be provided on plan drawings.
	Construction

	Development Controls
	(a) Avoid oversupply and waste of materials by careful assessment of quantities needed.
	(b) The use of prefabricated components may reduce waste.
	(c) Re-use of materials and use of recycled material is desirable where possible.
	(d) Site operations should provide for planned work staging, at source separation, re-use and recycling of materials and ensure appropriate storage and collection of waste.
	(e) All asbestos, hazardous and/or intractable wastes are to be disposed of in accordance with WorkCover Authority and Office of Environment and Heritage and Water requirements.

	Submission Requirements
	 Waste Management Plan
	3.27. FENCING

	Objective
	(i) To ensure that fencing does not detract from the overall visual amenity and character of the area.

	Development Controls
	(a) The fencing materials chosen must protect the acoustic amenity and privacy of courtyards. Courtyard fences shall be constructed of masonry.
	(b) All boundary fencing/ walls fronting a street shall be setback a minimum of 2 metres, to permit landscaping, and shall include recesses and other architectural features.
	(c) All fencing or walls shall be combined and integrated with site landscaping.
	(d) The following fencing or finishes are not acceptable because of its poor visual appearance:
	 Pre-painted solid, metal fencing; or
	 Rendered finishes where the entire fence is fully rendered.

	Submission Requirement
	 Fencing details for the site, clearly showing the location, height and type of proposed fencing is to be submitted as part of the development application.
	3.28. DEVELOPER CONTRIBUTIONS

	Applicants should consult with Council's Section 94 Contributions Plan and Council Officers to determine the required amount of Section 94 Contributions payable.
	4. INFORMATON REQUIRED FOR A DEVELOPMENT APPLICATION
	 Refer to section 3.2.
	 Internal layout of unit/building (existing and proposed)
	 Elevations
	 Including any On Site Detention Plans
	 These plans are to be in accordance with Part C Section 3 - Landscaping.
	 See Part C Section 2- Signage
	 For all developments comprising 10 or more units a scale model must be provided including adjoining properties at the time of the submission of the development application and be on display for the duration of the public exhibition period.
	 Should a model not be submitted with the application, an immediate “stop the clock” order be placed on the development application until the model is presented.
	 As per SEPP 65 requirements.
	5. REFERENCES

	Attachment 3 - Draft The Hills DCP 2012 PDS6 Rouse Hill Regional Centre.pdf
	1. INTRODUCTION
	1.1 Background
	1.2 Land to which this section of the DCP applies
	1.3 Relationship to other Plans, Policies and Documents
	1.4 Vision
	1.5 Objectives Of This Section OF THE DCP
	(i) To provide a clear vision for the Centre.
	(ii) To identify opportunities and constraints so as to maximise benefits which might arise from development of the Centre whilst protecting and enhancing the natural features of the site.
	(iii) To provide key principles to guide design of each of the main elements of urban structure within the Centre.
	(iv) To outline the requirements for Stage 1 of the Centre’s development.
	(v) To require the developer of the Centre to prepare a Masterplan based on the principles in this Plan.
	(vi) To establish ongoing arrangements to secure sustainable planning and management of the Centre.
	(vii) To promote innovation and creativity in the development of the Centre.
	(viii) To create an environment that discourages and prevents crime.
	1.6 Structure of thIS SECTION OF THE DCP
	1.7 Principles
	 A dense mixed use core supported by the maximum amounts of nearby housing and unified by coherent built up streetscapes.
	 A high level of regional transport accessibility with clear, stable and permanent links.
	 A sustainable relationship between the urban area and its restored natural setting.
	 Multi-functional use.
	 A distribution of activities that relates to the regional access routes, internal streetscapes and open space systems.
	 A range of medium density and high density housing which forms an integral part of the Centre.
	 Efficient planning and management of private and public transport.
	 Direct access to commercial areas whilst protecting adjacent residential areas from excessive through traffic.
	 Facilitate access by car for customers, while at the same time increasing public transport use.
	 Integrated planning, development and management of the riparian corridor, local and district parks, and urban public spaces.
	 The urban form is determined by those elements which govern the internal layout of the Centre.  Simple rules allow for a degree of flexibility, while ensuring clear functionality and legibility for users.
	 Prevention of crime through environmental design.
	 Higher density housing within and adjacent to the commercial core.
	 The public transport interchange, main street/Civic Way and central park/tributary 3 must have a high standard of visual and user amenity.
	1.8 Development Outcomes
	 core area which primarily contains commercial uses, speciality retail, supermarkets, discount stores, leisure activities, public transport interchange, public parking structures, housing etc.
	 the Northern Frame, which is primarily intended for a mix of land uses. It is to accommodate long-term change; and intensification and mix of use including bulky goods, and a range of innovative commercial, retail and residential typologies. The are...
	 open space and public realm.
	 adjoining area consists primarily of community facilities, education, housing and businesses that do not conflict with residential amenity.
	1.9 Implementation
	1.9.1 Developer Contributions

	Applicants should refer to Council’s Section 94 Contributions Plan No.8 Kellyville/Rouse Hill.

	2. Elements of the Plan
	2.1 Urban Structure

	Principles
	 A dense mixed use core supported by the maximum amounts of nearby housing and unified by coherent built up streetscapes.
	 A high level of regional transport accessibility with clear, stable and permanent links.
	 A sustainable relationship between the urban area and its topography and restored natural setting.

	Rationale
	 visually by adopting a consistent built-up character for streetscapes; and
	 functionally by fronting activities onto streets.
	 Establishing interconnected landscape and vegetation corridors.
	 Visual amenity and a clear identity for the Centre (particularly from major approach roads).
	 High amenity settings for parkland development close to the Centre.
	 Protection of Heritage settings.
	 The edges of the Centre relate to the site:

	 NorthWest - Commercial Road and the adjoining landscape treatment provides a transition from the Centre to the residential area to the northwest;
	 SouthEast - Caddies Creek forms the southeast edge of the Centre;
	 NorthEast - The Caddies Creek corridor forms the eastern edge of the Centre. The urban form in the northeast portion of the centre (i.e. north east of the Main Street) relates to this significant landscape feature; and
	 SouthWest - Windsor Road forms the southwest edge to the Centre.  The built form provides a strong urban edge to the Centre i.e. taller buildings are located towards this edge.
	Performance Criteria
	a) Compact Core
	 A compact mixed use area with short pedestrian movements should maximise space for nearby non-retail uses.  This can best be achieved by concentrating retailing in several levels. All retailing fronts public streets; closed malls are not permitted.
	 Place all parking in structures or in basements, and group higher density housing within and adjacent to the core area.
	b) Regional Transport Accessibility:

	 High quality, direct and clear access by private and service vehicles should link the core to the arterial road network.
	 A public transport interchange should be permanently located adjacent to the core area and integral with its development.
	c) Relationship to the Natural Setting:

	 Use topographic features to generate the urban structure and incorporate prominent topographical features as special places.
	 Locate all building above the trunk drainage 100 year flood line, although the detailed flood line boundary may vary eg. Tributary 3.
	 The centre should present an image of a “city in a park”.
	 Retain and incorporate remnant vegetation and mature vegetation where possible into the new landscape.
	 Regenerate the Caddies Creek riparian corridor and link to the urbanised area via greenways such that Caddies Creek and Tributary 3 form the basis of the open space network.
	 Maintain, enhance, protect and incorporate all heritage structures and landscapes.
	2.2 Activities

	Principles
	 A distribution of activities that relates to the regional access routes, internal streetscapes and open space systems
	 To provide a range of medium and high density housing which forms an integral part of the Centre

	Rationale
	 The distribution of activities further refines the main zoning system, to reflect the intention that:

	 high traffic generating uses cluster close to Windsor Road and the transit interchange;
	 parking is linked to a main street around which retail activities are focused; and
	 activities bordering the open space system foster living and recreation uses, to produce low key, smaller scale development.
	 Housing supports Centre activities and transit use. Maximising densities will meet social needs in the Shire and assist the Shire in achieving urban consolidation objectives

	Outcomes
	 Intensive traffic generating uses are clustered close to Windsor Road
	 Direct access is achieved from the public transport interchange to a main street, which is the focus of major retail specialty shopping
	 Residential, mixed use, community and recreation activities relate the intensively developed core to Caddies Creek
	 The maximum amount of housing is provided in the Centre
	2.3 Access and Movement

	Principles
	 Provide efficient planning and management of private and public transport.
	 Secure direct access to commercial areas whilst protecting adjacent residential areas from excessive through traffic.
	 Facilitate access by car for customers, while at the same time increasing public transport use.

	Rationale
	Outcomes
	 Road Hierarchy

	 A clear hierarchy of roads provides efficient customer and service access whilst protecting residential environments.
	 Fixed and Variable Roads

	 Elements of the road hierarchy which service the main land use zones within the Centre are fixed as mandatory features; and
	 Flexibility is allowed for the developer to locate all minor streets, provided that the principle of achieving a main street centre is achieved and linkages to the surrounding road network are via the fixed roads and not directly from Windsor Road.
	 Public Transport

	 A public transport interchange is provided which can be fully integrated with a future rail system;
	 The interchange is associated with the Centre development from the beginning; and
	 Public transport is to be accessible at all hours of the night.
	 Parking

	 Parking arrangements enhance access at minimal cost, and foster the use of public transport.
	 Pedestrian and Cycleway Circulation

	 A clear system of pedestrian and cycleway circulation is provided to connect major destination points both within and adjoining the Centre.
	 Safety

	 The principles of Council’s adopted “Designing Safer Communities – Safer By Design Guidelines” dated June 2003 should be addressed with each development application including the four principles: natural surveillance, access control, ownership and m...
	2.3.1 Road Hierarchy

	Principles
	 Establish a clear hierarchy of different road types which cater for different types of traffic movement.
	 All streets have defined functions. Typical street cross sections are shown in section 2.5.3.

	Rationale
	 A hierarchy of roads allows for heavy traffic movement originating from the surrounding region to have direct access to locations close to destinations. This allows minor streets to carry internal circulating traffic. These features enhance the legi...

	Outcomes
	 Streets are differentiated in function, providing efficient and clear access, whilst protecting local environments from through traffic.
	 Provision of four types of roads and streets, which organise the Centre.
	 Major, or Collector Roads or Streets collect traffic from the residential streets and town centre minor streets and lanes and carry higher volumes of traffic.  A reasonable level of residential amenity and safety is to be maintained by restricting t...
	 Residential Streets vary in character. They are typically narrow, accommodating on-street parking. They are limited in length and/or are frequently crossed to ensure a high level of connectivity and appropriate traffic volumes. Types of residential ...
	 Residential Lanes and Mews provide service and garage access to the rear of higher density residential lots, removing the need for kerb cuts and garages on associated residential streets, and allowing for more efficient, narrower lots.
	 Residential Esplanades are pedestrian dominated carriageways, enabling delivery, taxi and emergency services access to the “front door” of houses, where the lot has rear lane garage access. They provide a low order access between residential streets...
	 Town Centre and North Village Service Lanes and Alleys: Provide vehicular and pedestrian access, through mixed use precincts, and to parking areas near shops and residences.

	Performance Criteria
	a) Direct access to commercial sites in the core from arterial and sub-arterial roads is not permitted.
	b) The main street could provide a traffic route for local buses and set down and short stay parking.  Traffic calming measures should be employed to achieve low vehicle speeds.
	c) Local streets serving retail and commercial areas may vary in location.  Local streets in residential areas must relate to housing layouts and provide a sense of contained urban scale, achieved by minimising street widths and siting houses within 3...
	d) In commercial areas service lanes should be designed so as to discourage their use as short-cut routes.  Ensure service lanes include measures to calm traffic.  Provide special paving to define safe pedestrian linkages between parking and shopping ...
	e) An acoustic report prepared by a suitably qualified consultant is to be submitted with all residential development applications for land adjacent to existing or proposed Arterial/Sub-arterial roads or public transport corridors and should comply wi...
	f) In regard to roads that cross natural drainage channels, the construction of bridges with piered approaches is preferred to culverts in order to maintain stream corridor function. Any works within, or alterations to, natural drainage systems will r...
	g) Direct vehicular access to Arterial and Sub-arterial roads will not be permitted where alternate access is available. Access will not be restricted to any property from Arterial or Sub-Arterial roads until such time as alternate access is available.
	h) Roads and streets should occur along and adjacent to public open space or drainage lands. Where roads and streets front open space or drainage land the costs associated with their construction is the responsibility of the developer.
	i) Street networks are to conform to the requirements set out in Table 2: Characteristics of Street Types.
	j) At least 90 percent of dwellings are to be located within 400m safe direct walking distance from an existing or proposed bus stop.
	k) When travelling from any dwelling to the most convenient collector street or higher order road generally no more than three turns should be required.
	l) The driving distance from any dwelling to the nearest collector or higher order street is a maximum of 700 metres.
	m) Street and road junctions are to be spaced as set out in Table 1.
	n) The street network is to be designed to limit target street speeds to those specified in Table 2. This may be done by limiting street leg length, and providing appropriate slow points at the end of each leg.  Slow points may be provided by a variet...
	i) For single dwelling allotments apply traffic generation rate of 10 veh/day per lot (equivalent to approximately 1 veh/day in the peak hour) unless a lower rate can be demonstrated. Lower rates can be applied to multi-unit dwellings based on locally...
	ii) See Council’s Design Guidelines for Subdivisions and Developments for specific operating speeds.
	iii) Widening required at bends to allow for wider vehicle paths (using Austroads Turning Templates).
	iv) Maximum length of carriageway is 80 metres.
	2.3.2 Location and Cross Sections of  “Fixed” Streets

	Principle
	 To fix the location of the major streets linking the main components of the Centre to the areas surrounding the Centre, whilst leaving the location of minor streets flexible.

	Rationale
	Outcomes
	 Fixed arterial and sub-arterial roads are constructed in defined locations and vertical geometry (as per the performance measures)
	 Streets that are not fixed are located to suit developers’ needs.
	2.3.3 Public Transport


	Principles
	 To increase opportunities for choice in mode of transport.
	 To provide local bus, transitway and rail interchange requirements within a single facility which forms a focus for all public transport services within surrounding regions.

	Rationale
	 Public transport should be accessible and located close to destinations such as retail offices and community facilities within the Centre.
	 Safe, convenient, high frequency public transport options should be developed from the earliest stages of development of the Centre.
	 The level of public transport access should keep pace with the staged expansion of development.
	 Levels of parking provision for various uses and mixed uses are to be assessed in an ongoing way as the Centre develops and in a way which satisfies the key objectives of Action for Air. (Environment Protection Authority).

	Outcome
	 Public transport needs are met and increased usage results.
	2.3.4 Surface Parking and Parking Structures


	Principles
	 Ensure efficient customer access to the Regional Centre whilst maximising the use of public transport.
	 Minimise the amount of space and costs associated with parking provision.

	Rationale
	 Sufficient parking should be provided to encourage customers to use the Regional Centre.  At the same time, the use of the car for commuting should be constrained to levels which ensure that as many people as possible travel by public transport.
	 The amount of car parking should be rationalised by allowing flexibility to convert commuter parking areas to short-stay operations during times of peak trading demand.
	 It is desirable to provide all parking (other than minimal essential operational parking) in publicly accessed car-parks and to ensure effective management of parking supply.
	 Parking should be located close to destinations and provide safe, direct access for customers.
	 The layout of the core area should allow costs of parking provision to be deferred by progressively staging the introduction of parking structures as an integral element within the core area.
	 The provision of residential parking should be met within residential blocks.

	Outcomes
	 On-street parking is provided in appropriate locations.
	 On-street parking outside retail frontages is limited in use to short stay purposes.
	 The bulk of customer parking is provided in publicly accessible and managed off-street locations. Customer parking is located in surface or parking structures planned to achieve the least possible distance to destinations, and has easy and safely tr...
	 Areas of surface parking should be planned to allow later conversion to development sites or parking structures.
	 Flexibility is achieved in the amount and usage of long-stay parking. The provision of commuter parking is limited to levels which maximise the use of public transport. Long-stay parking areas are linked to customer (short-stay) parking areas in a m...
	 Parking is an integral element of the urban setting. In the core area, all off-street parking is provided in above-ground or basement structures.  Parking structures facing access streets are separated from street frontages by other development. The...
	2.3.5 Pedestrian and Cycleway Circulation


	Principle
	 To provide a clear system of pedestrian and cycleway circulation within the Centre, linking to open space and other adjacent areas.

	Rationale
	 The pattern, efficiency and legibility of pedestrian circulation is critical to the success of a vibrant Centre.
	 Streets and footpaths are the main pedestrian activity areas. The type and form of activities fronting the street affects their design.
	 Access ways within the Centre should link with routes which provide easy access to open space and adjacent areas.

	Outcomes
	 High amenity pedestrian areas are achieved.
	 The main street/Civic Way provides for both movement and leisure.
	 All footpath systems in the Core provide for safe movement and street crossings.
	 The cycle route system links with the main cycleway system provided by Council outside the site.

	Performance Criteria:
	a) Provide a system of public street footpaths focussed on a main street.  Design pedestrian areas which respond to adjacent uses, and use minor streets to link with parking and employment areas.  Provide dedicated pedestrian routes that connect the c...
	b) Provide dedicated cycle routes to Council standards that connect the centre to the surrounding areas. Specifically, provide connections to:
	 Stanhope Gardens to the south-west;
	 Adjoining playing fields;
	 Council’s Open Space Strategy – Kellyville/Rouse Hill Recreation Plan
	 Residential areas in the Blacktown local government area.
	2.4 Public Realm

	Principle
	 Integrated planning, development and management of the riparian corridor, local and district parks, and urban public spaces.

	Rationale
	 Restore the natural setting, enhancing sustainability/biodiversity;
	 Minimise adverse impacts created by urban waste, especially stormwater; and
	 Enhance the use and enjoyment of urban spaces by landscape design.

	Outcomes
	 The urban and natural elements of the public realm are planned, designed and managed to achieve memorable, high quality, and sustainable relationships.
	 Natural Open Space System
	i) The riparian corridor and related parklands achieve a functional drainage system allied to conservation and restoration of natural habitats.
	ii) Public parklands relate to the riparian corridor.
	iii) Linkages between the riparian corridor and public parklands are created by developing cycleways, pedestrian routes and greenways.

	 Urban Landscape Character
	i) Areas of hard and soft landscaping are provided in public streets and places to enhance their use and enjoyment, and link the Centre with its natural setting.

	 Private Open Space
	i) The quality and placement of private open space enriches the public spaces of the Centre.

	 Safety
	i) The principles of Council’s adopted “Designing Safer Communities – Safer By Design Guidelines” dated June 2003 should be addressed with each development application including the four principles: natural surveillance, access control, ownership and ...
	2.4.1 Natural Open Space System


	Principles
	 Create a memorable landscape setting for the Regional Centre.
	 Protect and enhance existing natural and man made features.
	 Create a system of accessible, safe and well located parks with connecting links to the riparian corridor and surrounding residential areas.
	 Establish an interconnected network of spaces, rather than a series of unrelated open spaces
	 Maintain the integrity of the drainage function.

	Rationale
	 The natural setting of Caddies Creek should be enhanced by the integration of open spaces with the built form of the Centre, to create a continuous visual setting.
	 The open space should form a number of focal points in the Centre by providing settings and spaces designed for a range of activities.

	Outcomes
	 Multiple use of a restored riparian corridor is achieved in ways that are consistent with its trunk drainage function and open space function, and the corridor is effectively buffered from the environmental impact of urban stormwater runoff.
	2.4.2 Urban Landscape Character


	Principles
	 The public spaces within the Centre shall have consistent landscaping which contributes to the amenity of the Centre and integrates with adjacent natural areas.

	Rationale
	 A consistent approach to streetscapes and street tree planting, pavements and street furniture contributes to the legibility and visual appearance of the Centre.
	 High quality street tree plantings are the major factor which determines the quality of public spaces.

	Outcomes
	 The landscaping of streets and public spaces is of high quality.
	 The layout underpins the structure of the Centre, while also providing a distinctive identity for local spaces.
	 Street landscapes relate to the natural setting.

	Performance Criteria
	a) Build upon the existing landscape qualities of the site and district.
	b) Vary the landscape character of the streets according to the intended role in the Centre and the proposed activities.
	c) Minimise the use of different pavement types.
	d) Use variations to make special places such as entrances, gateways special features etc.
	e) Locate street furniture to add to the legibility of the Centre.
	f) Ensure the footpaths can accommodate a range of activities. Street cross sections, pedestrian pavement widths, and street tree planting should maximise pedestrian amenity under different seasonal conditions.
	 Street and laneway cross sections should be consistent with the attached illustrations. Refer figures 23-30.
	 Use streets, lanes and pedestrian ways to connect spaces.
	 Should be designed as parkways with a strong landscaped setback from the road kerb lines. Maintain a minimum of 10 metre setback along all Arterial Roads, with the exception of Commercial Road (Refer to section 2.5.2).
	 Should be designed as a tree lined Boulevard as illustrated in Figures 11, 25 and 26. These streets should contain median strips, minimal carriage ways and regularly spaced street trees in the verge.
	 Refer Special Places in section 2.6.
	 Should be urban in character.  Street trees should be used and set within a green strip adjacent to the footpath.
	 Use street trees and other planting material.
	 Extend the riparian landscape character of Caddies Creek into the Regional Centre along Tributary 3 and the east west streets; refer to Figure 26
	 Should have generous mown grass verges and regularly spaced street trees. These streets should not have median strips. The carriage ways should be kept as narrow as possible.
	 Refer to the Caddies Creek Landscape Management Strategy.  Include a local/heritage park, possibly adjacent to Mungerie House, and a reserve for protection of Aboriginal artefacts in the riparian zone (location fixed).
	 Refer to section 2.6 Special Places.

	Performance Measures
	2.4.3 Private Open Space

	Principles
	 Ensure that each dwelling has private outdoor space.
	 To develop shared or communal spaces with facilities for recreation and leisure, and relate these spaces to street landscapes.

	Rationale
	 Gardens, terraces and courtyards are necessary to improve amenity for occupants, and their placement adds to the amenity of the public street realm.

	Outcomes
	 Good site design that places private open space in ways which contribute to the visual quality and richness of the public spaces in the Centre.
	2.5 Urban Form

	Principles
	 The urban form is described by those elements which govern the internal layout of the centre.  This should be expressed as simple rules that allow a degree of flexibility, while at the same time ensuring clear functioning and legibility for users.

	Rationale
	 Clear forms of street layout and building blocks are common features of towns.  Efficient and memorable layouts have a simplicity of arrangement of both these elements.

	Outcomes
	 Blocks and Streets
	i) The disposition of activities within adjacent blocks relate in function, and also provide a clear relationship to footpaths at street frontages
	ii) Efficient parking and servicing arrangements are achieved and high safety and convenience levels provided to users of the Centre

	 Building Height
	i) Within blocks there is a diversity of building form and scale allied to high visual quality and amenity of streetscapes.

	 Street Cross Sections
	i) The cross section of streets is consistent with that that defined in this Section of the DCP.

	 Safety
	i) The principles of Council’s adopted “Designing Safer Communities – Safer by Design Guidelines” dated June 2003 should be addressed with each development application including the four principles: natural surveillance, access control, ownership and ...
	2.5.1 Town Centre Blocks And Streets


	Principles
	 Blocks must be built to provide built-up frontages to surrounding streets, with the frontages being made up of buildings of a compatible scale within each block.  At the ground floor level, uses must open on to streets and be of a nature that enlive...

	Rationale
	 A multi-functional centre can function best when all its elements are connected by public streets.
	 The Block is the basic element which organises buildings and relates them to streets.  It has more uniform characteristics within the core area, where good circulation is facilitated by adopting a street grid arrangement of blocks of similar size, a...
	 With all circulation focussed on public streets which are always open, there is greater scope to integrate entertainment, leisure, and community uses into shopfront locations, where their use and enjoyment is more assured than would be the case if t...
	 In the core area, the separation of street frontages into separate constructional elements will allow for building frontages to be changed or even redeveloped over time without severely disrupting the continuity of street frontages.

	Outcomes
	 The size of blocks is limited to allow circulation on public streets to permeate easily throughout the centre.
	 The size of blocks may vary, provided that the resulting regular layout of streets allows ease of circulation.
	 Pedestrian circulation within blocks link clearly to destinations.
	 Within the core, larger scale retail and parking functions are contained within a frame of smaller scale buildings, with the outside frontages of the blocks forming a continuous street frontage.  This provision is mandatory on the main street, but i...
	 Specialty shops should face the street frontages of blocks or pedestrian rights of way.

	Performance Measures
	2.5.2 Building Height

	Principles
	 Define building height limits to provide for a variety of building functions, to achieve a strong presence of the centre from approach roads, and a lower scale of development facing Caddies Creek.

	Rationale
	 The centre should have a strong visual identity from regional approach routes.  At the same time, the relationship of the built up areas to Caddies Creek is best achieved by having lower scale development front this feature.

	Outcomes
	 Building heights are to be consistent with the built form guidelines applying to the Town Centre Core and Northern Frame.
	 Tall buildings are placed in the core at the intersection of Main St and Civic Way.
	 A variety of building heights within the Town Centre Core and Northern Frame.
	 The building height in residential neighbourhoods is between one and four stories.

	Performance Measures
	2.5.3 Street Sections
	2.6 Special Places

	Principles
	 The public transport interchange, Main Street/Civic Way, and central park/Tributary 3 (discretionary element) must have a high standard of visual and user amenity.

	Rationale
	 The successful integration of planning, and the quality of design of the major public spaces of the Centre are critical to its success.  For these reasons, a more detailed indication of their quality and standards has been prepared and should be reg...

	Outcomes
	 The Main Street/Civic Way, a Central Park possibly developed in conjunction with Tributary 3, and a public transport interchange form special places in the public realm of the Regional Centre.  These places are intensely used, and have become a focu...
	 The principles of Council’s adopted “Designing Safer Communities – Safer by Design Guidelines” dated June 2003 should be addressed with each development application including the four principles: natural surveillance, access control, ownership and m...
	2.6.1 The  Main  Street/Civic Way


	Principles
	 The Main Street/Civic Way should have a high standard of layout and quality of materials and finishes.

	Rationale
	 The Main Street, Civic Way and Civic Way North together form the heart of the Regional Centre, connecting and supporting the civic, cultural, entertainment, leisure and commercial activities.  Civic Way has been considered in three distinct characte...
	 Civic Way North will be a pedestrian street connecting to Civic Way to the south via the Town Green. It will have active retail frontages.
	 The retail core of the Main Street, and Civic Way between Rouse Hill Drive and Tributary 3, will be the focal area of pedestrian activity. This area is highly urban in character.
	 South of Tributary 3 the street should have a landscape quality with wide medians and tall trees.  This treatment will increase amenity for residential uses, provide a visual linkage to Civic Way, and relate in character to the Centre.
	2.6.1.1 Built Form of Main Street and Civic Way


	Principles
	 To ensure the Main Street is the focus of shopping and pedestrian activities within the Regional Centre.

	Rationale
	 The Main Street provides the “public domain” which links all the stages and activities in the Centre.  It should be open at all times, except for special events and connects to and supports the civic, entertainment, leisure and commercial activities...

	Outcome
	 An actively used and well loved public place.
	2.6.1.2 Connections From Main Street/Civic Way


	Principles
	 To create clear physical and visual connections to other parts of the Town Centre, and to significant points outside site.
	 Provide a public space to form a forecourt to the community precinct.

	Rationale
	 Retain a meaningful setting for the public domain within the context of the site and the region.
	 Provide a continuous public realm that connects all parts of the Regional Centre and provides pedestrian links to residential areas and open space.

	Outcomes
	 Users of the Centre can easily find their way to subsidiary destinations outside the main street.
	 Small pedestrian spaces, special tree plantings, street lighting, signs and consistent paving treatments are used to identify cross routes.

	Performance Criteria
	a) Provide continuous and convenient pedestrian connections, including mid block connections, to allow free pedestrian movement along and across the Main Street.
	b) Provide a public space to form a forecourt to the community precinct.
	c) Connect important focus points of the Regional Centre public realm - particularly public transport nodes, community buildings and the main street. Such connections should be clearly indicated through design treatments to enhance legibility, such as...
	d) Acknowledge the significance of Mungerie House and its relationship to Civic Way through street character and planting.
	e) Provide a positive visual and pedestrian connection from the main street to Tributary 3, to create links to the open space network. Design of the Main Street/Civic Way should acknowledge the important crossing of Tributary 3 with a well-designed br...
	f) Maintain views down side streets leading to the main street. Choice and placement of trees should consider long range views, and views to Caddies Creek corridor.
	g) Use tree planting to emphasise topography. Tall trees on the high point will positively mark the street within the Regional Centre area.
	2.6.1.3 Pedestrian Amenity – Main Street/Civic Way

	Principles
	 To create a pleasant, safe and comfortable environment for pedestrians.
	 To ensure accessibility for all users.
	 To provide equity of access, meeting the needs of the disabled.

	Rationale
	 To encourage pedestrian use of the Main Street/Civic Way and create a space that functions as the heart of the public realm, design should emphasise the needs of pedestrians over those of cars. Pedestrian comfort and convenience will be paramount, w...

	Outcomes
	 High levels of pedestrian use of spaces for movement and activities, allied to excellence in personal safety and security are achieved.

	Performance Criteria
	a) Pedestrian Amenity
	 The physical comfort in terms of sun, shade and protection from rain provided by the use of awnings should be supplemented by trees which provide shelter and shade.
	 Allow a minimum 2.5 metre unobstructed space along the street to accommodate people walking at a variety of pace, and to comfortably accommodate wheelchairs.
	 Provide stopping places, such as small plazas and squares along the street.  These places provide reference points for the pedestrian, and should provide opportunities to meet, talk, eat etc. Refer to criteria in People Streets and Spaces – Pedestri...
	b) Street Furniture

	 Furniture and lights should be positioned at the street edge, outside the main pedestrian flow.
	 Provide seating at a maximum spacing of 100 metres in the main pedestrian areas.  Seating should include units with arms to assist the mobility of people with disabilities. Position seats for winter sun and summer shade. Provide adequate seating at ...
	 Provide adequate levels of lighting along Main Street and Civic Way to encourage use of the street at night.  Design of lighting should take into account spill from shop fronts, using units that have a pedestrian scale.
	c) Safety

	 Provide a clear path of travel across intersections.  Position kerb ramps directly in the line of travel. Kerb ramps should be generously sized, and include provisions for the blind and partially sighted such as tactile indicators and a contrast in ...
	 Requirements for the disabled should be designed to best practice, rather than strictly adhering to minimum standards, and should be fully integrated with general streetscape design.
	 A pedestrian refuge will be required at crossing points.  The refuge should be generously scaled to allow for a number of people.
	 Pedestrian crossings should be clearly defined with a zebra crossing.
	d) Geometry

	 A formal, urban streetscape is normally created by a grid of symmetrical, straight lines parallel to and at right angles to the built edge and/or roadway.
	 Align street elements, including kerb extensions, pedestrian refuges and medians with the built edge.  This will result in a more urban form that emphasis the pedestrian environment of the footpath rather than engineered, vehicle dominated forms mor...
	 Reinforce the formality of the street geometry by regular placement of trees, lights and furniture.
	 Utilise a consistent kerb radius, suited to minimum turning speeds, at all intersections and pedestrian crossing points.  Minimum radius at intersections should be 3 metres, going up to 6 metres maximum where necessary to accommodate bus movement.
	 In order to achieve homogeneity, the layout of the street should be bold and uncomplicated, with few variations in geometry, colour and furniture.
	2.6.1.4 Tributary 3


	Principle
	 Use Tributary 3 to link the urban and landscape settings in a manner which promotes human use and sustainability of natural systems. This is a discretionary element.

	Rationale
	 Tributary 3 links the core area to the district open space of Caddies Creek. As an integral part of the setting of a regional centre, the park must cater to users of the commercial core, and to the residential areas within the regional centre and be...
	 Tributary 3 is presently a degraded watercourse that flows into Caddies Creek.  The watercourse can be restored as a natural watercourse.  It has a major functional role to play in the detention of flood flows, and improvement of the quality of urba...
	 Landscape design should reinforce this link by providing a transitional landscape, which recognises the cultural qualities and civic amenity of the Main Street and the strong natural setting of Caddies Creek.  A central park element should mark the ...
	 The following sections set standards for the functional and aesthetic requirements for the design of Tributary 3. They are subdivided into matters concerning civic amenity, stormwater and landscape character. These sections should be read in conjunc...

	Outcomes
	 A functional and creative outcome for Tributary 3 is achieved, linking the urban spaces in the Centre to Caddies Creek by well utilised pedestrian paths.
	2.6.1.5 Civic  Amenity


	Principle
	 Provide a civic focus for the town centre that allows for a variety of community activities.

	Rationale
	 The Regional Centre needs a central park for staging community events. The civic space should be easily accessible, highly visible and well connected to the Main Street/Civic Way and network of streets and open spaces that form the public realm.

	Outcome
	 Members of the public identify with and use the Central Park.

	Performance Criteria
	a) Provide an open gathering space suitable for crowds and the staging of events close to Main Street. This area must be visible from the Main Street so as to have an obvious connection. This area must be designed to accommodate events such as open-ai...
	b) Ensure easy pedestrian access from the Main Street and side streets including access for the disabled.
	c) Provide adequate lighting in the main civic area and in connections to Main Street. At least one well-lit path should be provided through the length of the Tributary 3 to allow safe passage at night.
	d) There is discretion to allow some commercial activities to bridge across Tributary 3.
	e) Design for casual surveillance through the parkland- avoid areas hidden by tall shrubbery.
	f) Provide a continuous pedestrian/cycleway through the parkland, which connects the urban core to Caddies Creek. This path should have connections to streets in every block.
	g) Allow a variety of recreational activities in the body of the park including picnicking, walking and cycling, passive observation etc.  Activity should be carefully planned around the objectives of restoration and preservation of natural riparian z...
	2.6.1.6 Landscape Character

	Principle
	 To provide a transition from the urban environment of the core to the natural environment of Caddies Creek, and enhance the landscape character of the Regional Centre.

	Rationale
	 The character of the Regional Centre is dominated by the visual strength of the remnant Cumberland Plain forest and the riparian landscape of Caddies Creek. The urban nature/character of the Commercial Centre of the main street presents contrast to ...

	Outcome
	 The riparian and urban landscapes merge seamlessly with each other.

	Performance Criteria
	a) Provide a positive transitional space at the meeting of Civic Way and Tributary 3, which utilises both the materials of the urban and natural environments. This area should be well-detailed and constructed with high quality finishes, which reflect ...
	2.6.2 Small Pedestrian Spaces

	Principle
	 To provide small pedestrian spaces in the Centre.

	Rationale
	 A significant element enriching the urban setting is provided by small-scale pedestrian spaces linked to, but withdrawn from, the moving pedestrian traffic along street frontages.
	 Small pedestrian spaces can function as:

	 Entry spaces to major activities (eg Public Library);
	 Special retail areas;
	 Outdoor restaurants; and
	 Mini-parks or rest spaces.
	 Small-scale pedestrian spaces must be adjacent to streets, and may be used to link to other similar spaces or to special functions such as the transport interchange.

	Outcomes
	 Public spaces that people identify with and use.

	Performance Criteria
	a) Small pedestrian spaces are those:
	 Having an area of between 25 and 200m2 in size,
	 That have their orientation laid out to maximise desirable solar access; that is, where they lie off North-South oriented streets, spaces should lie to the west of the street and have their longer dimension lying in an East-West direction.  Where th...
	 To enhance security, small pedestrian spaces must be easily visible from adjacent streets, and well lit at night.
	 Spaces should contribute to a “sense of place” or location by each having a unique visual and functional identity, (eg “water garden” restaurant square).
	2.6.3 Public  Transport  Interchange


	Principle
	 To provide for a public transport interchange which is integrated into the streetscapes of the Centre and which operates in an effective and efficient manner.

	Rationale
	 Public transport use is enhanced when interchange between different modes is easy, and when users feel secure.

	Outcome
	2.7 Stormwater

	Principles
	 To prevent stormwater and flood damage to properties.
	 To contain nuisance flows to a level which is acceptable to the community, and ensure street system operates adequately during and after major storm events.

	Rationale
	 Promote environmentally sustainable stormwater management for the Regional Centre and enhance the quality of Caddies Creek, in keeping with the requirements of various regulatory bodies and increasing community expectations.

	Outcome
	 Stormwater quality standards are met.

	Performance Criteria
	a) Reference should be made to the Preliminary report on Engineering Aspects of the Proposed Rouse Hill Regional Centre (Maunsell Mc Intyre Dec 99) Rouse Hill Regional Centre Working Paper on Water Quality (Maunsell Mc Intyre Dec 99).
	b) Detailed design to be advanced in Master Plan.
	c) The minor drainage systems minimum design standard is to capture and convey flows produced by a 10 year Average Recurrence Interval design storm.
	d) Trapped sag points are not to be created.
	e) Drainage reserves or Local Drainage Links are required to discharge gaps flows (the difference between the 100 year ARI storm event and half design pipe flow, allowing for blockage, maximum pipe design 100 year ARI) from all ARI runoffs to the gene...
	f) Local Drainage Links are to be a minimum of 5 metres in width, greater if required for drainage purposes. The Developer is required to supply the land, all associated drainage works including energy dissipation, erosion control planting, pathways a...
	g) Drainage facilities are to be standard acceptable to Council.
	h) All drainage pits shall have access from the ground surface. Buried junction pits shall not be permitted.
	i) All pipes to be dedicated to Council are to be located within public land.
	j) The drainage system is to be designed by a qualified person in accordance with the requirements of the responsible drainage authority.
	k) All owners of properties adjoining Trunk Drainage land are required to contact Council and Sydney Water to confirm the inundation line prior to the lodgement of subdivision applications.
	l) All drainage designs, excluding minor drainage systems, are to comply with Council’s Design Guidelines Subdivisions/Developments.  Design criteria are to be confirmed by Council.
	m) Any discharge to, or construction within Sydney Water Trunk Drainage Land will require the approval of Sydney Water.
	n) Provision of measures for minimising runoff from the site such as landscaping, street techniques and road runoff treatment.
	o) Water Quality
	 Soil erosion and sediment control measures are to be provided for all developments in accordance with Council’s ‘Works Specification, Subdivisions/Developments’ and the Department of Housing manual ‘Managing Urban Stormwater: Soils and Construction’.
	 Any discharge to, or construction within Sydney Water drainage land will require the approval of Sydney Water.
	 Natural vegetation shall be maintained wherever possible.
	 Natural drainage channels are to be retained wherever possible.
	 Soil and Water Management Plans are to be submitted with all residential subdivisions and are to be designed in accordance with The Hills Shire Council’s ‘Works Specification, Subdivisions / Development’ and the Department of Housing manual, ‘Managi...

	3. Residential Control Plans
	AIMS AND OBJECTIVES OF THIS SECTION OF THE DCP
	 Part B Section 2 - Residential
	 Part B Section 4 - Multi Dwelling Housing
	 Part B Section 5 - Residential Flat Buildings
	 Part C Section 6 – Flood Controlled Land

	DESIRED RESIDENTIAL CHARACTER
	3.1 Regional Centre Housing DEVELOPMENT CONTROLS

	Principles
	 Create efficient, liveable and sustainable housing development in distinct precincts.
	 Promote residential development which protects existing mature trees, landscape elements, cultural resources and areas of environmental sensitivity, thereby maintaining the scenic and landscape quality and character of the locality.
	 Provide high quality medium and high density housing close to or with direct access to the commercial core.
	 Maximise residential densities.
	 Provide integrated forms of housing development and mixed use development opportunities.
	3.1.1   Site Analysis


	Performance Criteria
	a) Applications for residential development including subdivision, multi dwelling housing and residential flat buildings are to be accompanied by a site analysis, which should address the site and its surrounds and include:
	 a plan describing the site;
	 calculation of built upon area;
	 a statement explaining how design and development has regard to the site analysis;
	 demonstrate how allotment locations and dimensions respond to topography, site constraints and  achieve solar orientation;
	 demonstrate consideration of social and environmental factors; and
	 identification of trees and/or bushland to be protected.
	3.1.2 Density per Hectare


	Performance Criteria
	a) Housing within the Rouse Hill Regional Centre shall comply with the following density:
	 Net residential density: The number of dwellings on the land occupied by dwellings plus internal private or public streets (including all collector and access streets.) All open space and other non residential uses are excluded.
	 The density standard is an average, which applies across all development subject to the same development application, such that each individual building proposed within a single application may be higher or lower than the density requirements.
	3.1.3 Mixed Use


	Performance Criteria
	a) Housing within the southern, central and northern precincts may include compatible commercial or other uses provided that:
	 residential amenity is not affected;
	 commercial uses relate to uses in adjacent blocks, and face streets; and
	 site servicing provisions are met.
	3.1.4 Subdivision and Allotment Sizes


	Performance Criteria
	a) The subdivision of land should be consistent with the minimum lot size pursuant to The Hills Local Environmental Plan 2012.
	b) For detached housing development, all dwellings on allotments with a grade of 6% or greater should be of a split level design with a ground floor level no greater than 1 metre above the existing ground level at any one point. A restriction as to us...
	3.1.5 Site Frontage

	Performance Criteria
	a) Different housing types are suited to different lot widths. The following minimum frontage widths are recommended for the different housing types:
	3.1.6 Building Height

	Principles
	 Achieve a variety of building forms and building heights that contribute to the urban structure of the Rouse Hill Regional Centre and assist in establishing an attractive streetscape.

	Performance Criteria
	a) Building heights shall be consistent with the maximum building heights pursuant to The Hills Local Environmental Plan 2012.
	b) Taller building sections to be designed/detailed so facades present well and no difference in quality regardless of orientation.
	c) Buildings within the 70 metre curtilage of Mungerie House shall be one storey.
	d) Residential floor to ceiling heights shall be 2.7 metres on ground/living spaces and 2.55 metres on upper levels/bedrooms.
	e) Non Residential floor to ceiling heights shall be 3.3 - 4.6 metres on ground level and 2.7 - 3.3 metres above ground level.
	3.1.7 Building Setbacks


	Principles
	 Setbacks to the front, rear and side of lot boundaries define the built area and the non-built area. They allow solar access to open space areas, generally minimise impacts on adjacent parcels and contribute to reducing bulk to the streetscape, redu...

	Performance Criteria
	a) Detached, Semi-Detached & Attached Dwellings
	 Articulation to the front building line is required and is permitted up to 1.5 metres for:

	 Lot width less than 11 metres - max 40% of length of dwelling facade.
	 Lot width 11 metres or greater - max 50% of length of dwelling facade.
	 Articulation to the side (corner) setback on a corner lot permitted up to 1 metre for max 40% of length of dwelling facade.
	 Articulation to the rear building line permitted up to 1.5 metres for max 40% of length of dwelling facade.
	 Minimum distance between rear building lines of dwellings shall be 8 metres.
	b) Residential Flat Buildings

	 All street and open space frontages are considered ‘primary’ frontages.
	 Courtyards and gardens can be built to the boundary.
	 Articulation to the front building line is permitted for 1 metre up to 5 storeys and 3 metres for 5 storeys or greater for ground floor predominantly residential.
	 Articulation to the front building line is permitted for 1.5 metres up to 5 storeys where ground level retail or commercial workspaces are provided.
	 Adjoining residential flat buildings must comply with buildings separation controls.
	 Building separation:

	 Minimum separation between buildings is 12 metres.
	 Space between must be capable of extensive landscaping.
	 Max linear length of any residential flat building is 50 metres.
	3.1.8 Building Appearance, Articulation, & Orientation & Design


	Principles
	 Buildings should be designed and built for the local climate, environment and lifestyle, and reflect the Rouse Hill Regional Centre architectural design direction for the creation of modern Australian housing. There are several key features that ref...
	 Building articulation can be generated through the expression of separate parts of the building: entries, stairs, walkways, verandahs, balconies, screens, sunshading. Articulation can also be generated through design solutions to environmental condi...

	Performance Criteria
	 All buildings should follow the street alignment and be set at right angles to the street.
	 Buildings should be designed to address the street and private open spaces with the majority of windows directed to the front (street) of the lot, to private open spaces and in a direction which provides optimal solar access to internal spaces.
	 Building entries shall be clearly articulated and clearly visible from the primary street.
	 Clear separate path to be provided from street and/or driveway to front door.
	 Only one side wall can run full length of the dwelling without articulation.
	 Rear articulation shall include a blade wall incorporated into the building design for the purpose of increasing privacy by interrupting views between internal rooms of dwellings that share a common rear boundary.
	 Corner buildings shall be articulated to reinforce the intersection and address both street frontages.
	 Building elements such as balconies, recessed terraces, verandahs, awnings, bay windows, pergolas, sun shading etc. required on all buildings.
	 Articulation shall be integrated with the building design and its massing.
	 Balconies should complement the general appearance of the building. Balconies can extend 800mm outside the building line.
	 Windows of habitable rooms should be directed to the front/rear of the site.
	 Modulation should be incorporated with the façade design rather than fixtures to the façade.
	 Communication devices, solar collectors etc. to be integrated into the design of the building.
	 The principles of Council’s adopted “Designing Safer Communities – Safer by Design Guidelines” dated June 2003 should be addressed with each development application including the four principles: natural surveillance, access control, ownership and m...
	a) Residential Flat Buildings

	 Residential Flat Buildings should address the alignment of all adjacent streets.
	 All facades to be designed and detailed to be viewed from all directions (same level of quality as public streets and open spaces).
	 Perimeter walls to be articulated with balconies as punctuations within the perimeter wall.
	 Base of buildings to be expressed and relate to retail/commercial uses.
	 For retail/commercial uses, provide continuous protection via awning or colonnade for pedestrians at base level. In these locations buildings may be built on boundary to provide activation along street.
	 Lighting under awnings/within colonnades required.
	 Ground floor dwellings shall address and have direct entry points on the street whilst maintaining privacy to private open spaces. A maximum 1 metre grade can separate ground floor from street.
	 Courtyard walls that front public open space to be minimum 25% transparent and match the character of the building.
	 Minimise corridors/circulation space and avoid dormant areas with little or no natural surveillance.
	 Cross ventilation: at least 50% of building.
	3.1.9 Apartment Layout and Design


	Principles
	 Ensure that there is a diverse range of apartment sizes with a high amenity.

	Performance Criteria
	a) Minimum internal floor area (excluding common passage ways, car parking, balconies:
	 1 bed: 75m2
	 2 bed: 110m2
	 3 bed 135m2
	b) A maximum of 10% of the total number of units within any individual development can have the following minimum internal floor area:

	 1 bed: 65m2
	 2 bed: 90m2
	 3 bed: 110m2
	c) Minimise corridors/circulation space and avoid dormant areas with little or no natural surveillance.
	d) Cross ventilation: at least 50% of building.
	3.1.10 Storage


	Principles
	 The requirement for adequate storage within residential flat buildings for items beyond basic household items allows residents to participate in a broader range of activities and hobbies.

	Performance Criteria
	a) Residential Flat Buildings
	 Storage areas in addition to kitchen cupboards and bedroom wardrobes to be provided in secure locations either in dwelling or lockable garage.
	 Volume of storage:

	 Studio/1 bed: 6m3
	 2 bed: 8m3
	 3+ bed: 10m3
	 Other:

	 Secure locations.
	 Easy access for bicycle parking to encourage regular use.
	3.1.11 Roof Design

	Principles
	 Roof design greatly contributes to the variety and diversity of housing in a streetscape.  Roof design of dwellings, shading and screening devices are to be responsive to orientation and weather patterns.

	Performance Criteria
	a) A variety of roof forms are encouraged.
	b) Roof styles are to be predominantly hipped, gable, skillion or flat style.  Roof forms are not to be excessive or cause loss of amenity.
	c) Appropriate use of eaves, pergolas, screens, awnings, and louvers to provide protection to the north/east/west facing windows.
	d) Designed to manage summer/winter solar exposure.
	e) Elevated roofs to have operable windows for ventilation/release of warm stale air.
	f) Eaves shall extend a minimum of 450mm from face of the building to provide adequate protection.
	g) Minimum pitch to traditional roof forms is 22.5 degrees, minimum pitch to skillion roofs is 10 degrees.
	3.1.12 Driveways

	Principles
	 Provide attractive streetscapes by limiting the impact of driveways and cross overs along streets and street corners to emphasise pedestrian and cycle safety.

	Performance Criteria
	a) Detached, Semi-Detached & Attached Dwellings
	 500mm landscape strip to be provided along length of driveways
	 Cross Overs:

	 Single garage: 3 metres
	 Double garage: no greater than 4.5 metres
	 To be same material as footpaths
	 To be designed to The Hills Shire Council specification
	 Driveways must abut footpaths so footpath is continuous.
	 Shared driveways:

	 Access to two lots - minimum 5 metres, min 4 metres pavement and 0.5 metre landscaped verge on either side
	 Access to greater than 2 lots - minimum 6 metres, minimum 5 metres pavement and 0.5 metres of landscaped verge on either side
	 Driveway crossings to flare to 5 metres at the kerb.
	 Driveways in multi dwelling housing developments which do not connect between 2 roads shall end in a landscaped feature to any fence.
	b) Residential Flat Buildings

	 Buildings of 4 or more storeys may have access to basement car parking via an opening in the front façade of the building. Vehicle access to car parking spaces for apartment buildings up to 3 storeys is to be via one shared entry/exit driveway along...
	 Entry & exit from garages onto a public street should be in a forward direction. Pedestrian and vehicular access should be separated.
	3.1.13 Car Parking


	Principles
	 Provide carparking for multi dwelling housing and residential flat buildings at rates which recognise the close proximity of public transport, shops and other facilities and that the rear loading will facilitate greater on street parking for visitors.

	Performance Criteria
	a) Multi Dwelling Housing/Small Lot Housing
	 Visitor parking:

	 None required for rear-loaded developments
	 Where lots do not have rear lanes, visitor parking may be provided in front of garages
	b) Residential flat buildings
	 Designed in accordance with AS2890 – Parking Facilities - Off Street Car Parking
	 Off-street parking:
	 Visitor parking:

	 2 space/5 dwellings for developments with up to 60 units.
	 1 space/5 dwellings for developments with 60 or more units.
	 Bicycle parking: 1 space/5 dwellings
	 Under/semi-underground parking preferred if above ground must be behind the building line and screened from view.
	 Maximum projection above ground: one metre.
	3.1.14 Garage Design


	Principles
	 Ensure garages do not dominate the primary street frontage and incorporate measures to reduce dominance when provided to rear lanes.

	Performance Criteria
	a) Allotments with a frontage less than 12 metres facing a primary street shall have a single garage of no more than 3.5 width nor extend across more than 50% of the property frontage, whichever is the lesser (unless rear loaded).
	b) Where a double garage is proposed a minimum of three of the design features below must be adopted:
	 Upper floor element projected forward of the garage to cast shadow and take prominence.
	 Colours and textures to ensure garage door subservience.
	 Verandah or pergola provided across the face of the garage.
	 Utilisation of vertical elements to mitigate the horizontal emphasis of the garage.
	c) Entrance to be orientated away from primary street frontage to face side boundary on corner lots or rear lane when provided.
	d) Staggered garages whereby one garage is setback from adjoining garage.
	e) Where studio accommodation is located above a garage accessed by a rear lane, mews or car court, the garage door shall be recessed from the line of the studio above.
	f) Materials and colours should relate to existing or proposed buildings.
	3.1.15 Solar access


	Principles
	 Buildings should be designed to optimise solar access to habitable rooms, private open spaces and public open spaces.
	 Buildings are to be designed to minimise overshadowing of neighbouring buildings and open spaces during the winter months.
	 Encourage dwellings that optimise passive solar design opportunities to ensure daylight access to habitable rooms.
	 Use direct solar access and shading to reduce the running costs of dwellings while incorporating natural ventilation strategies required for cooling and dispelling stale air.
	 Create dwellings that achieve a high quality energy efficient living and working environment.

	Performance Criteria
	a) Detached, Semi-Detached & Attached Dwellings
	 Dwellings to comply with BASIX.
	 Buildings should be designed to optimise solar daylight access to habitable rooms, private open spaces and public open spaces. – particularly living rooms.
	 Typically living areas located to allow 3 hrs solar access on 21 June.
	 At least one room within dwelling should be designed to allow maximum penetration of winter sun and screen summer sun (not necessarily same room).
	 Provide appropriate sun protection to windows – overhangs, blades, screens, landscaping.
	 Incorporate natural cross ventilation through use of operable openings in walls facing two different (preferably opposite directions).
	 Gas boosted solar water heaters are the preferred water heating method.
	 Grid connected PV panels, preferably on the highest part of roof is encouraged to supplement electricity demands of dwellings.
	 Any air conditioning systems should be energy efficient with minimum standard being inverter split system.
	b) Residential flat buildings

	 70% of dwellings to receive min 3 hrs solar access to a living area and private open space between 9am and 3pm on 21 June.
	 < 10% with southerly aspect and achieve min NatHERS Thermal Comfort rating of 5.5 star.
	 Main windows require solar control and suitable shading.
	 North facing windows should incorporate horizontal shading devices: eaves, verandas, pergolas, awnings, external blinds.
	 Shading elements should be integrated into overall design – window size, external shading devices, vertical blinds, blade walls, thick vegetation.
	 All apartments to comply with SEPP 65.
	3.1.16 Landscaping
	Principles


	 Provide landscape areas for planting of screening and decorative trees, site amenity, open space, ground water recharge, site drainage management and other landscape outcomes.
	 High quality landscaping and open space (including private open space) is required to each dwelling to enhance the visual appeal, improve environmental performance and increase liveability for residents.
	Performance Criteria
	a) Detached, Semi-Detached & Attached Dwellings

	 Minimum 40% of lot area shall be provided for soft landscaping and open space.
	 To be gardens, lawns, trees and other vegetated soft landscaping, including incidental paths, paving and retaining walls.
	 Includes driveways and hard stand areas.
	 Does not include pools, sheds & gazebos.
	b) Residential flat buildings

	 Minimum 30% of site excluding buildings & driveways.
	 Terraces/balconies within 1 metre of natural ground level can be included in landscaped area, including common open space above parking.
	 All setbacks and above ground car parking to be landscaped & maintained.
	 Landscape treatments to harmonise with building design.
	 Use of native species is encouraged.
	 Landscaping should consider safety.
	 Rooftop gardens, terraces, courtyards to provide an equal mix of landscaping/hard paving.
	 At least 25% or 50m² (whichever is greater) ground level open space is to be provided on natural ground.
	3.1.17 Open Space (Private and Common)


	Principles
	 Ensure that all dwellings have access to private, comfortable and useable open spaces. Private spaces that directly adjoin the public domain are to contribute positively to the quality of the public domain. Useable external private open space must b...
	 Common open space to be provided for residential flat buildings in accessible areas with good amenity.

	Performance Criteria
	a) Detached, Semi-Detached & Attached Dwellings
	 Private Open Space shall be provided to each dwelling in the following minimum percentages:

	 Minimum 23% of lot area for lots up to 400sqm.
	 Minimum 20% of lot area for lots 400sqm and larger.
	 Minimum dimensions of primary private open space shall be 4 metres x 6 metres.
	 Minimum secondary private open space: 3 metres.
	 50% of required private open space shall receive 3 hours of solar access between 9am and 3pm on June 21 (exception may be considered if in specific circumstances the compliance would unduly affect functionality or liveability).
	 A maximum of 15m2 of private open space can be provided in the form of balconies.
	 An area of primary open space to be directly accessible from indoor living space and within 500mm of finished floor level.
	 Primary open space at ground level to be separate and screened from the public realm.
	 Secondary dwellings require a minimum 6m² area, with a minimum dimension of 2 metres (all can be provided at upper level).
	 Primary open space on upper levels to include privacy measures from adjacent dwellings.
	 Maximum 50% portion of private open space on ground level can be roofed or covered - no roof to encroach into setback area beyond normal eaves.
	 Gazebos, play equipment, swimming pools, and spas not permitted to count towards primary open space.
	 Courtyards in the front setback area are allowed if adequate privacy through planting, fencing or screens whilst maintaining surveillance and streetscape.
	 No common open space required.
	b) Residential flat buildings

	 Open space can be partially provided in the form of courtyards, gardens and balconies.
	 Private Open space:

	 Private open space must be accessible from living areas of dwelling units:
	o Ground level dwellings to have a minimum width 4 metres and a minimum depth of 3 metres.
	o Above ground level dwellings to have a minimum area 8 m² with a minimum depth 2 metres.
	 The design of residential flat buildings shall comply with SEPP 65 and therefore a minimum of 70% of private open space will achieve a minimum of 3 hours of solar access between 9am and 3pm on June 21.
	 Common Open Space:

	 A minimum of 10m² of open space per dwelling unit (including courtyards, gardens and balconies) is to be provided.
	 Minimum dimension to be: 4 metres on ground level and podium levels, 3 metres for balcony & roof terraces.
	3.1.18 Fencing and Courtyard Walls

	Principles
	 Fencing and courtyard walls are to establish and support the character of the street. The location and design of fencing and courtyard walls is to enable the efficient use of front garden spaces.
	 Fencing and courtyard walls adjacent to the public realm including streets and open spaces is to be a positive contribution to the streetscape character through the use of quality materials, appropriate detailing and the inclusion of landscaping.

	Performance Criteria
	 Front Fencing:

	 Front fencing is to be constructed to complement the design of the building.
	 Its purpose is to provide a uniform low edge defining the private and public space.
	 Front fencing is required where there are three or more dwellings within a development.
	 Fencing can be in the form of hedges, timber pickets, landscape (i.e. shrubs), or masonry piers with infill panels (open or closed).
	 Fence height is a maximum of 1.2 metres above adjoining nature strip/footpath.
	 Courtyard walls that front public open space are to be 25% transparent.
	 The portion of the fence that is partially transparent can be achieved through planting or a construction method such as slats, pickets etc.
	 Where there is a level change, the fencing to public parks and streets is to comply.
	 Side and Rear Boundary Fencing

	 Fencing to side and rear boundaries is to be 1.8 metres high.
	 Materials of the side or rear fencing are to be typically either masonry or timber.
	 Side fencing between lots is to stop a minimum of 1 metre back from the line of the front of the building façade immediately adjacent.
	 Front fencing, if desired, can return to meet the side fencing along the boundary. This return can only be 1.2 metres high, not tapered and built to the same standard as the fence on the front boundary.
	 When the primary private open space is located on a street or open space frontage, this space should be typically 0.5 – 1 metre higher than the adjacent public realm.
	 Corner Lots

	 Courtyard walls are to be provided on the boundary to protect private open spaces whilst maintaining address and surveillance of the street.
	 1.8 metre high courtyard walls to side boundaries of corner lots are to be no more than 50% of the length of the allotment.
	 Side courtyard walls are to stop a minimum of 4 metres back from the line of the front of the building façade immediately adjacent.
	 Front fencing is required and can return to meet the side fencing along the boundary.
	3.1.19 Designing for Privacy

	Principles
	 Achieve a development with a high quality living environment that maximises the visual and acoustic privacy of the occupants and neighbouring properties through siting, building planning, location of openings and building materials.

	Performance Criteria
	a) Detached, Semi-Detached & Attached Dwellings
	 Second /third storey habitable room windows within 4.5 metres of side boundary to have permanent privacy measures.
	 Second /third storey habitable room windows within 5 metres of rear boundary of a 25 metre deep lot to have permanent privacy measures.
	 Upper storey habitable rooms within 7 metres of rear boundary of 30 metre deep lot to have permanent privacy measures.
	 Direct overlooking of main habitable areas and private open spaces of adjacent dwellings should be minimised through building layout, window and balcony location, design and the use of screening devices.
	 Acceptable privacy measures include landscaping, alternative window arrangements, external louvers, treated glass etc.
	 Dwellings adjacent to Tributary 3 and Windsor Rd will require acoustic reports to be submitted with Level 3 DAs.
	b) Residential flat buildings

	 At least 1 semi-private balcony per dwelling being a minimum area 8m2 and minimum 2 metres deep.
	 Minimise direct overlooking of main internal living areas and private open space through building design, window locations and size, landscaping and screening.
	c) Acoustic Privacy

	 Buildings located in proximity to main roads or railways shall design for noise.
	 Development must be designed so as to mitigate potential interface impacts between future development and the railway corridor. This will include measures to mitigate noise and visual impacts such as:

	 Use of noise resistant wall, ceiling, floor and roof material;
	 Site planning;
	 Location of habitable rooms away from the noise sources;
	 Use of triple glazing; and
	 Use of fencing porches and walls as noise buffers.
	 Consider locating potential noise sources within common open space, service areas, driveways, road and rail locations.
	 Achieve criteria in SEPP (Infrastructure) 2007.
	3.1.20 Waste Management


	Principles
	 Provide domestic waste management systems that allow for ease of use by occupants and ease of service by collection contractors.
	 Provide waste storage areas that is are integrated with the design of the development.
	 Assist in achieving Federal and State Government waste minimisation targets.
	 Implement appropriate practices during construction to minimise waste and maximise opportunities for recycling.

	Performance Criteria
	 Waste collection and separation facilities to be provided for each dwelling – waste storage cupboard in kitchen for 1 days waste and sufficient to enable separation of recyclables.
	 Waste storage facilities to be provided on site and waste removed at regular intervals and not less frequently than once per week (garbage) and fortnightly (recycling).
	 Bins on site should not be visible from primary street frontages.
	 Storage areas shall be adequate for:

	 1 x 240 litre garbage bin.
	 1 x 240 litre recycle bin.
	 Bins must be able to be wheeled to the street kerb over flat or ramped surface (maximum grade 7%) and not over steps, landscape edging or gutters.
	 Waste collection and separation facilities to be provided for each dwelling – waste storage cupboard in kitchen for 1 days waste and sufficient to enable separation of recyclables.
	 Waste storage facilities to be provided on site and waste removed at regular intervals and not less frequently than once per week (garbage) and fortnightly (recycling).
	 Location/design should consider:

	 Screening of views from adjoining properties/public realm.
	 Natural surveillance.
	 Storage areas shall be:

	 Clean, tidy, odour-free.
	 Incorporated into landscape design, level access less than 5% grade, can be in undercover/basement car park.
	 Adequate size according to estimates of expected waste.
	 Access:

	 To be convenient.
	 Accessible by wheelchair.
	 Allow 120/240 litre bins to be able to be wheeled to the street kerb over flat or ramped surface (maximum grade 7%) and not over steps, landscape edging or gutters.
	 Allow bulk garbage bin to be wheeled out & serviced by front loading garbage truck on flat surface (maximum 5% grade) not over steps, landscape edging or gutters.
	 To be designed in accordance with Council’s Bin Storage Facility Design Specification.
	 A waste management plan should be submitted to address the following:

	 Avoid oversupply of waste materials and organise collection of waste.
	 Use of prefabricated components.
	 Re-use of materials and use of recycled materials.
	 Appropriate work staging.
	 Appropriate disposal of asbestos, hazardous and intractable wastes.
	Residential Development – Detached, Semi-Detached & Attached Dwellings
	Residential Development – Residential Flat Buildings
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	1. INTRODUCTION
	1.1. LAND TO WHICH THIS SECTION OF THE DCP APPLIES
	1.2. AIMS AND OBJECTIVES OF THIS SECTION OF THE DCP
	(i.) Encourage a high standard, aesthetically pleasing, and functional residential estate of various densities that sympathetically relates to existing and future adjoining development.
	(ii.) Encourage innovative and imaginative designs with particular emphasis on the integration of buildings, landscaped areas and community recreational uses.
	(iii.) Ensure residential development incorporates the principles of Ecological Sustainable Development.
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	 Part C Section 3 – Landscaping.
	 Part C Section 6 – Flood Controlled Land
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	3.1. DENSITY CONTROLS
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	A. Site Planning
	Objectives
	(i.) To achieve coherent site planning and development that relates to the natural contours of the site and contributes to the character of the area.
	(ii.) To provide for the effective management of common open spaces within the development.

	Performance Criteria
	Development Controls
	(a) Future development is to be located generally in accordance with Figure 3 in Appendix 1.
	(b) The site coverage shall be a maximum of 50% of the site area.

	B. Residential Flat Building Size
	Objectives
	(i.) To ensure that individual residential units are of a size suitable to meet the needs of residents.
	(ii.) To ensure the layout of residential units is efficient and achieves a high level of residential amenity.

	Performance Criteria
	a) Residential flat buildings are to satisfy the Design Quality Principles listed in State Environmental Planning Policy No.65 – Design Quality of Residential Flat Development.

	Development Control
	(a) Internal layouts and size of residential units are to be in accordance with the development controls contained within Part B Section 5 – Residential Flat Buildings.

	C. Setbacks
	Objectives
	(i.) To provide setbacks that complements the landscape setting of the Norwest Business Park.
	(ii.) To provide privacy for future residents within a parkland setting.
	(iii.) To minimise overshadowing of communal open space areas.

	Performance Criteria
	a) Setbacks are to complement the Norwest Business Park setting and contribute to the landscaped character of the precinct while allowing flexibility in the siting of buildings.

	Development Control
	(a) The setbacks for the East Precinct shall be in accordance with the minimum setbacks outlined in Table 2 below.
	(b) The internal setbacks for the proposed residential flat buildings located in the East Precinct shall be in accordance with the minimum setbacks outlined in Table 3.

	D. Residential Flat Building Height
	Objectives
	(i.) To ensure that residential flat buildings reflect the height and scale of the Norwest Business Park and respond to the site’s topography.
	(ii.) To minimise overshadowing of adjoining properties and communal open space areas.

	Performance Criteria
	a) Building heights are to encourage a transition of scale from the lower scale Bella Vista Waters Residential Estate and West Precinct to the larger scale buildings on the eastern side of the Norwest Town Centre.

	Development Controls
	(a) The maximum number of storeys shall be in accordance with Figure 4 in Appendix 1.
	(b) The maximum building heights allowable on the site shall be measured vertically from natural ground level. Basement parking shall protrude no more than one metre above natural ground level.

	E. Open Space
	Objectives
	(i.) To provide open space for recreation and for use by the future occupants of the new buildings.
	(ii.) To enhance the quality of the built environment by providing opportunities for landscaping in a parkland setting.
	(iii.) To provide private open space that forms an extension of the residential flat building for the enjoyment of residents.
	(iv.) To provide functional common open space areas for informal recreational use by future residents.

	Performance Criteria
	a) Open space is to have regard to such requirements as solar access, outlook, privacy and the provision of common open space facilities.
	b) Each dwelling shall provide an area of useable private open space, or private courtyard area, which has direct access from the dwelling.

	Development Controls
	(a) A minimum of 50% landscaped area shall be provided over the entire precinct.
	(b) For residential flats at ground level, opportunity must be made available for courtyards where the topography permits. All ground level courtyards must have a minimum area of 24m2 and a minimum dimension of 4 metres. Courtyards are to be located d...
	(c) Design techniques are encouraged to protect the privacy of ground floor courtyards from overlooking by above ground units, ground level communal areas and accessways.
	(d) Usable open space above ground floor is to be in the form of balconies adjacent to the main living area of the residential flat. Balconies are to have a total minimum area of 10m2 with a minimum depth of 2.4 metres for balcony areas directly outsi...
	(e) To provide for the recreational needs of residents, common open space areas are to be provided in the locations as shown in Figure 5, Appendix 1.

	F. Car Parking and Access
	Objectives
	(i.) To provide sufficient and convenient parking for residents and visitors.
	(ii.) To ensure that vehicles may enter and leave the residential flat buildings in a safe and efficient manner.
	(iii.) To provide a legible and permeable road network.

	Performance Criteria
	a) Car parking shall be located underground where practicable to minimise the height of buildings above natural ground level.
	b) Visitor parking is to be located in easily accessible and identifiable areas.
	c) Adequate provision shall be made for service vehicles’ access and service areas.

	Development Controls
	(a) Refer to Part C Section 1 - Parking.
	3.3. CENTRAL PRECINCT
	3.3.1. Desired Future Character Statement
	3.3.2. Built Form Controls


	A.  Site Planning
	Objective
	(i.) To achieve coherent site planning and development that relates to the natural contours of the site and contributes to the character of the area.

	Performance Criteria
	Development Controls
	(a) Future development to be located generally in accordance with Figure 7 in Appendix 2.
	(b) The site coverage shall be a maximum of 60% of the site area. The Central Precinct is a development in accordance with Part D Section 5 – Kellyville Rouse Hill Release Area (Section 4 Housing as per clause 4.1B of The Hills LEP 2012).

	B. Dwelling Size
	Objectives
	(i.) To ensure that dwelling types are of a size suitable to meet the needs of residents.
	(ii.) To ensure the layout of dwelling types are efficient and achieve a high level of residential amenity.

	Development Control
	(a) Internal layout and size of residential flats are to be in accordance with the development controls contained within Part B Section 4 – Multi Dwelling Housing and Part B Section 5 – Residential Flat Buildings.

	C. Setbacks
	Objectives
	(i.) To provide setbacks that complement the landscape setting of the Norwest Business Park.
	(ii.) To provide privacy for future residents within a parkland setting.
	(iii.) To minimise overshadowing of communal open space areas.

	Performance Criteria
	a) Residential flat building setbacks to Solent Circuit, the wetland basin and Fairway Drive should complement the Norwest Business Park setting.
	b) Multi dwelling housing and small lot housing setbacks should ensure adequate provision for landscaping, vehicle parking and private open space.

	Development Controls
	(a) The setbacks for the Central Precinct shall be in accordance with the minimum setbacks outlined in Table 4 below.
	(b) The internal setbacks of the proposed residential flat buildings, multi dwelling housing and small lot housing shall be in accordance with minimum setbacks outlined in Table 5.0.

	D.  Building Height
	Objectives
	(i.) To provide a transition in building scale, building heights should step down where adjoining multi dwelling houses and small lot housing.
	(ii.) To minimise overshadowing of adjoining properties and communal open space areas.

	Performance Criteria
	a) Building heights are to encourage a transition of scale from the multi dwelling housing and small lot housing in the West Precinct and larger scale residential flats in the East Precinct.

	Development Controls
	(a) The maximum number of storeys are to be in accordance with Figure 8 in Appendix 2.
	(b) The maximum building heights allowable on the site shall be measured vertically from natural ground level. Basement parking shall not protrude more than one metre above natural ground level.

	E.  Open Space
	Objectives
	(i.) To provide open space for recreation and for use by the future occupants.
	(ii.) To enhance the quality of the built environment by providing opportunities for landscaping in a parkland setting.
	(iii.) To provide private open space that forms an extension of the dwelling for the enjoyment of residents.
	(iv.) To provide functional common open space for informal recreational use by future residents.

	Performance Criteria
	a) Open space is to have regard to such requirements as solar access, outlook, privacy and the provision of common open space facilities.
	b) Each dwelling shall provide an area of useable private open space, or private courtyard area, which has direct access from the dwelling.

	Development Controls
	(a) A minimum of 40% landscaped area shall be provided over the precinct.
	(b) For residential units at ground level, opportunity must be made available for courtyards where the topography permits. All ground level courtyards must have a minimum area of 24m2 and a minimum dimension of 4m. Courtyards are to be located directl...
	(c) Usable open space above ground floor is to be in the form of balconies adjacent to the main living area of the residential units. Balconies are to have a total minimum area of 10m2 with a minimum depth of 2.4 metres for balcony areas directly outs...
	(d) For multi dwelling housing and small lot housing, ground floor private open space should be provided off main living areas and be designed to provide for outdoor furniture and dining facilities, perimeter screen landscaping and a lawn area capable...
	(e) Design techniques are encouraged to protect the privacy of ground floor courtyards from overlooking by above ground units, ground level communal areas and access ways.
	(f) Private open space for multi dwelling housing is to have a minimum of 50m2. One part of the private open space area is to have a minimum area of 24m2 with a minimum dimension of 4 metres and be contiguous with the living area of the dwelling for w...
	(g) If useable open space is provided above ground floor for multi dwelling houses in the form of balconies it is to have minimum area of 10m2 and a minimum depth of 2.4 metres for balcony areas directly adjacent to the dwelling’s main living room. Ba...
	(h) Private open space for small lot housing is to have a minimum area equivalent to 20% of the allotment area and a minimum dimension of 2.0 metres. One part of the private open space area is to have a minimum area of 24m2 with a minimum dimension of...
	(i) To provide for the recreation needs of residents in residential units, multi dwelling housing, common open space areas in the form of a neighbourhood park are to be provided as shown in Figure 9 in Appendix 2.

	F. Car Parking and Access
	Objectives
	(i.) To provide sufficient and convenient parking for residents and visitors.
	(ii.) To ensure that vehicles may enter and leave the dwellings in a safe and efficient manner.

	Performance Criteria
	a) Car parking shall be located underground where practicable for residential flat buildings to minimise the height of buildings above natural ground level or, if located at grade, be screened from view to minimise the visual impact.
	b) Resident car parking for multi dwelling housing and small lot housing can be either provided below ground or above ground in a traditional garage configuration.
	c) Visitor parking shall be located within easily accessible and identifiable areas.
	d) Adequate provision shall be made for service vehicles.

	Development Controls
	(a) All car parking areas and spaces shall be designed in accordance with Part C Section 1 - Parking.
	(b) For multi dwelling housing and small lot housing, visitor car parking is to be made available on the individual dwelling driveway within the building line, between the garage and the primary street frontage. Visitor parking may also be provided in...
	(c) Generally, resident car parking for residential flat buildings is to be provided below natural ground level and visitor parking will be provided on grade to minimise the impact of above ground parking on the site.
	(d) Satisfactory provisions should be made for service vehicles, such as furniture removal vehicles to be able to service each residential flat building and circulate through the site.
	(e) A street hierarchy system is to be provided in accordance with the street network plan shown in Figure 10 Appendix 2.
	(f) The design and configuration of access ways and driveways shall be in accordance with Part C Section 1 - Parking.
	3.4. WEST PRECINCT
	3.4.1. Desired Future Character Statement
	3.4.2. Built Form Controls


	A. Site Planning
	Objective
	(i.) To achieve coherent site planning and development that relates to the natural contours of the site and contributes to the character of the area.

	Performance Criteria
	Nil

	Development Controls
	(a) Future development to be located generally in accordance with Figure 11 in Appendix 3.
	(b) The site coverage shall be a maximum of 60% of the site area. The West Precinct is an integrated housing development in accordance with Part D Section 5 – Kellyville / Rouse Hill Release Area.

	B. Dwelling Size
	Objectives
	(i.) To ensure that dwelling types are of a size suitable to meet the needs of residents.
	(ii.) To ensure the layout of dwelling types are efficient and achieve a high level of residential amenity.

	Development Controls
	(a) Refer to Part B Section 4 – Multi Dwelling Housing and Part B Section 5 – Residential Flat Buildings.

	C. Setbacks
	Objectives
	(i.) To provide setbacks that allow for landscaped frontages and rear private open space.
	(ii.) To provide privacy for future residents and solar access.

	Performance Criteria
	a) Setbacks should ensure adequate provision for landscaping, vehicle parking and private open space.
	b) Setbacks for the West Precinct will allow for landscaped frontages and rear private open space for the enjoyment of residents. Side setbacks will allow for adequate building separation, and a mixture of landscaping and fencing to provide a sense of...

	Development Controls
	(a) The setbacks for the West Precinct shall be in accordance with the minimum setbacks outlined in Table 6 below.
	(b) The internal setbacks of the proposed residential flat buildings, multi dwelling housing and small lot housing shall be in accordance with the minimum setbacks outlined in Table 7.0.

	D. Building Height
	Objectives
	(i.) To complement the emerging Bella Vista Waters residential estate, the building heights should be no greater than 3 storeys.
	(ii.) To minimise overshadowing of adjoining properties and open space areas.

	Performance Criteria
	a) Building heights are to complement the lower scale of development in the emerging Bella Vista Waters residential estate but also reflect the vision of the Norwest Town Centre Residential Development as the transition between the traditional residen...

	Development Controls
	(a) The maximum number of storeys shall be in accordance with Figure 12 in Appendix 3.
	(b) The maximum building heights allowable on the site shall be measured vertically from natural ground level. Basement parking shall not protrude more than one metre above natural ground level.

	E. Open Space
	Objectives
	(i.) To provide open space for recreation and for use by the future occupants of new dwellings.
	(ii.) To enhance the quality of the built environment by providing opportunities for landscaping in a parkland setting.
	(iii.) To provide private open space as an extension of the dwelling for the enjoyment of residents.
	(iv.) To provide functional common open space areas for informal recreational use by future residents.

	Performance Criteria
	a) Open space is to have regard to such requirements as solar access, outlook, privacy and the provision of common open space facilities.
	b) Each dwelling shall provide an area of useable private open space, or private courtyard area, which has direct access from the dwelling.

	Development Controls
	(a) A minimum of 40% landscaped area shall be provided over the entire precinct.
	(b) Ground floor private open space should be provided off main living areas and designed to accommodate outdoor furniture, perimeter screen landscaping and a courtyard area capable of accommodating a clothes line.
	(c) The privacy of ground floor private open space is to achieved via the design of the development.
	(d) Private open space for multi dwelling housings is to have a minimum of 50m2. One part of the private open space area is to have a minimum area of 24m2 with a minimum dimension of 4 metres and be contiguous with the living area of the dwelling for ...
	(e) If usable open space is provided above ground floor for multi dwelling housing and residential flat buildings in the form of balconies it is to have a minimum area of 10m2 and a minimum depth of 2.4 metres for balconies directly adjacent to the ma...
	(f) Private open space for small lot housing is to have a minimum area equivalent to 20% of the allotment area and a minimum dimension of 2 metres. One part of the private open space area is to have a minimum area of 24m2 with a minimum dimension of 4...
	(g) To provide for the recreational needs of residents, a common open space is to be provided in the form of a neighbourhood pocket park as shown in Figure 13 in Appendix 3.

	F. Car Parking and Access
	Objectives
	(i.) To provide sufficient and convenient parking for residents and visitors.
	(ii.) To ensure that vehicles may enter and leave the dwellings in a safe and efficient manner.

	Performance Criteria
	a) Car parking may be located underground where practicable to minimise the visual impact of garages. Where parking is provided above ground it should be located in a traditional garage or carport arrangement which is integrated with the design of the...
	b) Resident car parking for the multi dwelling housing, small lot housing and residential flat buildings can be either provided below ground or above ground in a traditional garage configuration.
	c) Visitor parking may be provided on the dwelling driveway within the front setback area, within designated on-street parking bays or underground within a basement.
	d) Adequate provision shall be made for service vehicles.

	Development Controls
	(a) Refer to car parking rates for residential flat buildings.
	(b) All car parking areas and spaces shall be designed in accordance with Part C Section 1 – Parking.
	(c) Resident car parking for multi dwelling housing can be provided either within a basement parking configuration or at finished ground level within a traditional garage arrangement. Visitor parking for multi dwelling houses and residential flat buil...
	(d) Car parking for the small lot housing is to be in the form of a traditional garage and outdoor visitor spaces are to be located in the setback area between the garage and the primary street frontage of dwellings.
	(e) Where visitor car parking spaces are proposed within the basement of residential flat buildings or multi dwelling housing they shall be made accessible at all times.
	(f) A street hierarchy system is to be provided in accordance with the street network plan shown in Figure 14 of Appendix 3.
	(g) The design and configuration of access driveways shall be in accordance with Part C Section 1 - Parking.

	4. GENERAL DEVELOPMENT STANDARDS
	4.1. ADAPTABLE HOUSING

	Objectives
	(i.) To ensure that developments provide appropriate and improved access and facilities for all persons (consistent with the provisions of Australian Standard AS1428.1-1998).
	(ii.) To ensure designers/developers consider the needs of people who are mobility impaired and to provide greater than the minimum requirements for access and road safety.
	(iii.) To ensure that building design does not prevent access by people with disabilities.
	(iv.) To incorporate design measures that are appropriate for people with disabilities.

	Performance Criteria
	a) Development to provide housing for a cross section of the community.
	b) All development applications for residential flat buildings and multi dwelling housing should be accompanied by a report prepared by a suitably qualified Access Consultant addressing access and mobility provisions within the development.

	Development Controls
	(a) All residential units required under this Section to be adaptable dwellings and those which cannot be directly accessed from ground level are to be served by a lift.
	(b) Units with a lowest floor level within 1.5 metres of the natural ground must be accessible to the front door of each unit.
	(c) At least one unit in each residential flat building with less than 20 units, or 5 percent of the units in any development of 20 or more units, must be either:
	 An accessible unit to AS 1428 Part 2, suitable for occupation by a wheelchair user; or
	 Meeting Class B adaptability provisions under AS 4299.
	(d) All stairs intended for circulation between levels, whether external or internal, shall comply with AS 1428 Part 1, if they are located on common property.
	(e) At least 10% of toilets (but not less than 1 male and 1 female toilet) provided on the common property must be wheelchair accessible.
	(f) At least one entry to any common facilities on the common property must be wheelchair accessible.
	(g) An accessible pick-up and drop-off point can be located on the public road (with Council or RMS permission) or on the site, but it must allow for vehicles up to a coaster size bus to pick up and drop off.
	(h) Residential units are to be designed to permit adaptation of units so that they can change to meet future needs. Design features that might be included are:
	 Lightweight or non-load bearing walls that can be removed to re-configure rooms.
	 Wall panels that can be easily removed to connect adjoining residential units and cater for larger extended families.
	4.2. SITE FACILITIES

	Objectives
	(i.) To provide site facilities which are adequate and conveniently located for resident needs.
	(ii.) To ensure facilities are practical, attractive and easily maintained.

	Performance Criteria
	a) Rubbish and recycling bin enclosures, letter boxes, and other site facilities should be adequate in size, durable, weather proofed and visually integrated with the development. Their location is to have regard to the protection of residential ameni...

	Development Controls
	(a) Storage for residential units is to be in accordance with Part B Section 5 – Residential Flat Buildings.
	(b) Storage for multi dwelling housing and small lot housing is to be provided at a rate of 10m3 per dwelling within a lockable garage not encroaching into the parking space, and with a minimum base area of 5m2 and a minimum width of 2 metres.
	(c) All residential units are to be provided with internal laundry facilities and internal drying facilities.
	(d) Laundries for multi dwelling housing and small lot housing shall be provided to each dwelling with a permanent or collapsible clothes line provided in a conveniently accessible courtyard.
	(e) Waste collection and separation facilities must be provided for each dwelling. Each dwelling should have a waste storage cupboard in the kitchen capable of holding at least a single days waste, and provision to enable separation of recyclable mate...
	(f) Bin storage bay(s) are to be of adequate size to store the appropriate number of garbage and recycling bins required based on the following waste generation rates or as required by Council’s Waste Management Department:
	 incorporated into the landscape design of the development in order to minimise visual impact.
	 accessible by wheelchair (where dwellings do not have access to waste garbage shutes or recycling cupboards).
	 designed in accordance with The Hills Shire Council “Bin Storage Facility Design Specification”.
	(g) Where dwellings or residential flats do not have access to garbage shutes, recycling cupboards or centralised garbage storage rooms the location of the bin storage bay(s):
	 is to be convenient and accessible to the occupants of all dwellings.
	 must allow 240 litre bins to be wheeled to the street over flat or ramped surfaces with a maximum grade of 7% and not over steps, landscape edging or gutters.
	 must allow the bulk garbage bin(s) to be wheeled out and be serviced by the front loading garbage truck on a flat surface with a maximum grade of 5%, and not over steps, landscape edging or gutters.
	 must be in accordance with the Baulkham Hills Shire Council “Bin Storage Facility Design Specification”.
	(h) All service access roads must be designed in accordance with Council’s engineering requirements. Applicants are encouraged to liaise with Council’s Waste Management Department on truck sizes, required turning paths and access/servicing arrangements.
	(i) Demolition and construction works must maximise the reuse and recycling of building/construction materials in accordance with Council’s ESD objectives and State and Federal Government waste minimisation targets.
	(j) All asbestos, hazardous and/or intractable wastes are to be disposed of in accordance with Workcover Authority and EPA requirements.
	(k) All Development Applications are to be accompanied by a Waste Management Plan that demonstrates appropriate project management and construction techniques for ensuring waste minimisation including the re-use of waste on-site and off-site recycling.
	(l) Mail boxes are to be generally incorporated into front fences, landscaped areas or integrated with individual building entry design.
	(m) Mail boxes should be in close proximity to the pedestrian entrance of all housing types, and be easily identifiable for ease of use.
	(n) The location of mail boxes and mail drop-off points will need to be confirmed with Australia Post.
	(o) To improve the air quality of the locality, the installation of wood heaters is not permitted.
	4.3. BASIX
	4.4. FENCING

	Objective
	(i.) To ensure that fencing does not detract from the overall amenity of the area.

	Performance Criteria
	a) Fencing to the front street must not obstruct the opportunity for passive surveillance of public and private domain.

	Development Controls
	(a) Front boundaries are to be defined through the use of hedging, plant massings, fencing or a combination of these elements.
	(b) Multi dwelling housing and small lot housing fronting Solent Circuit and the internal road network within the Central and West Precincts shall have vertical fencing elements.
	(c) The height of the fence is to be 1- 1.5 metres.
	(d) Fencing is to incorporate natural stone or masonry piers with a rendered or bag washed and painted finish.  Fencing may have a base of natural stone or masonry construction with a rendered or bag washed and painted to match piers.  Piers and base ...
	(e) Side boundaries to integrated small lots and multi dwelling housing are to be defined with lap and cap timber fencing.  Fencing to be solid to 1.8 metres high or solid to 1.5 metres high with a 300mm partial screen to a total height of 1.8 metres....
	(f) Fencing is to have a natural or stained finish.
	(g) Side boundaries to residential unit ground floor courtyards are to be defined by masonry walls with a finish and colour to complement those of the building.
	(h) Fencing to rear boundaries is to be as described above (side boundary, point i) or to be timber palisade to a height of 1.5 metres to provide for passive surveillance.
	(i) Fencing to have a natural or stained finish.
	4.5. ACCESS, SAFETY AND SECURITY

	Objective
	(i.) Site and dwelling layouts are to ensure safe and convenient passage for residents and visitors.

	Performance Criteria
	a) Consideration should be given to the needs of residents in regards to prams, wheelchair access and people with disabilities.
	b) Footpaths, landscaped areas and driveway designs are to provide opportunities for surveillance and allow for the safe movement of residents and visitors.
	c) Residential flat buildings and multi dwelling housing are to have adequate lighting in common and access areas.

	Development Controls
	(a) Stairs and ramps are to have reasonable gradients and non-slip even surfaces. Refer to Australian Standard 1428.1 – 1988 Design for Access and Mobility and supplementary AS 1428.2 – 1992.
	(b) Access to dwellings is to be direct and without unnecessary barriers. For example, use ramps instead of stairs/steps, consider the height and length of handrails and eliminate changes in level between ground surfaces.
	(c) Development applications should address provisions contained in Council’s “Safer by Design Guidelines” 2002.
	(d) Private areas in a development are to be clearly recognisable.
	4.6. SOLAR ACCESS

	Objectives
	(i.) To ensure reasonable access to sunlight for living spaces within buildings and open space areas around dwellings.
	(ii.) To ensure adjacent open spaces, living spaces in dwellings, and public places are not deprived of reasonable access to sunlight.

	Performance Criteria
	a) All dwellings are to be orientated to promote direct sunlight. Buildings should be sited to allow adequate provision for access of direct sunlight into dwellings, private open space and communal open space.
	b) Living areas of dwellings shall be orientated towards the north wherever possible.
	c) Small lot housing and multi dwelling housing should be sited to maximise the amount of direct sunlight available to private open space.
	d) Where winter solar access is not optimum the use of double-glazing, high performance glass or heavyweight curtains and pelmets is strongly encouraged.
	e) Windows to living areas or bedrooms are to have suitable overhangs, shading, or other solar controls to avoid summer overheating and are to be integrated into the overall elevation design.
	f) The use of horizontal shading devices (for north facing windows) including eaves, verandahs, pergolas, awnings and external horizontal blinds to allow low winter sun whilst providing shade from high summer sun is strongly encouraged.
	g) Where relevant, development applications should have regard to the requirements contained in the Australian Model Code of Residential Development (AMCORD) and Better Urban Living – Guidelines for Urban Housing in NSW.

	Development Controls
	(a) Common open space areas must receive at least 4 hours of sunlight between 9am and 3pm in midwinter.
	(b) Living rooms and private open spaces for at least 70% of residential units should receive a minimum of 3 hours direct sunlight between 9am and 3pm in midwinter.
	(c) Multi dwelling housing and small lot housing developments are to be designed to ensure at least 80% of dwellings have a private open space that receives direct sunlight to 50% of the private open space area for a minimum of 2 hours between 9am and...
	4.7. VISUAL AND ACOUSTIC PRIVACY

	Objectives
	(i.) To limit views into adjoining private open spaces and living rooms.
	(ii.) To protect residents from external noise.
	(iii.) To contain noise between dwellings without unreasonable transmission to adjoining dwellings.

	Performance Criteria
	a) The effective location of windows and balconies is preferred to the use of screening devices, high sills or obscured glass. Where these are used, they should have minimal negative effect on resident or neighbour amenity.
	b) Direct views from the living rooms of dwellings into private open space or the interior of other dwellings should be obscured with landscaping, architectural detail and building design (refer to AMCORD).
	c) Where minimum separation distances cannot be practically met, windows should be placed to minimise direct viewing between dwellings.
	d) In general, dwellings are to be designed to limit the potential for noise transmission to living and sleeping areas of adjacent existing and future developments. Consideration should be given to minimising noise emissions from air conditioners, dri...

	Development Controls
	(a) Minimise direct overlooking of main internal living areas and private open space of dwellings both within and of adjoining development through building design, window locations and sizes, landscaping and screening devices.
	(b) Consider the location of potential noise sources within the development such as common open space, service areas, driveways, road frontage and provide appropriate measures to protect acoustic privacy by the careful location of noise sensitive room...
	(c) The location of the plant and equipment for residential flat buildings should be designed so that the noise level does not exceed the background noise level. This is to reduce background noise level creep.
	(d) In regards to the multi dwelling housing and small lot housing, ideal positions or specifically designed positions for any air conditioners should be provided in the plans at development application stage.
	(e) Air conditioners shall be located a minimum of three metres from any property boundary and must not exceed 5dB(A) above the background noise level or alternatively if there is no other option and the air conditioner is located within three metres ...
	(f) Private areas in a development are to be clearly recognisable.
	4.8. PUBLIC ROADS

	Objective
	(i.) To provide public thoroughfares within the locality that will assist with traffic management.

	Performance Criteria
	a) Extension of Fairway Drive and main East Precinct Access into the Balmoral Road Release Area will provide additional public thoroughfares into the Norwest Business Park. Currently the land is in private ownership and the long term use of the  roads...
	b) In recognition of the Fairway Drive and main East Precinct access extension being used as public thoroughfares, the roads are to be dedicated to the Hills Shire Council as a public road and at no cost to Council.

	Development Controls
	(a) Fairway Drive is to be designed and constructed as a Enhanced Collector road as defined in Part D Section 7 – Balmoral Road Release Area. The extension of Fairway Drive is to be constructed from the Northern Boundary of Lot 301 DP 819129 to the in...
	(b) The extension of the main East Precinct  access road is to be designed and constructed as an Access Street as defined in  Part D Section 7 – Balmoral Road Release Area and located as shown in Figure 15 in Appendix 4.
	4.9. GEOTECHNICAL

	Objective
	(i.) To ensure the possibility of soil movement or slip does not adversely affect proposed development.

	Development Controls
	(a) All development applications submitted to Council shall be accompanied by geotechnical appraisal report from a suitably qualified experienced Geotechnical Engineer.
	(b) The geotechnical appraisal report must satisfy Council that the possibility of soil movement or slip will not affect the proposed development of the site and outline recommendations to ameliorate any geotechnical impacts.
	4.10. Pedestrian and Cycleway Linkages

	Objectives
	(i.) To consider the needs of the residents with particular consideration to access requirements, safety and security.
	(ii.) To ensure that appropriate pathways, with high levels of pedestrian amenity are provided for residents in the locality along identified desire lines.

	Development Controls
	(a) Pedestrian and cycleway linkages are to be generally in accordance with Figure 17 in Appendix 5.
	4.11. STORMWATER MANAGEMENT

	Objectives
	(i.) To control stormwater runoff and minimise discharge impacts on adjoining properties and into natural drainage system before, during and after construction.
	(ii.) To prevent flood damage to the built and natural environment, inundation of dwellings and stormwater damage to properties.
	(iii.) To ensure that proposed development does not adversely affect the operational capacity of the downstream stormwater system.
	(iv.) To encourage reuse, recycling and harvesting of stormwater to reduce wastage of water.
	(v.) To encourage a reduction in water consumption.

	Performance Criteria
	a) Drainage systems are to be designed and constructed in accordance with the design guidelines set out in “Design Guidelines for Subdivisions and Developments” published by Baulkham Hills Shire Council and “Australian Rainfall and Runoff” published b...
	b) Where a site adjoins natural creeks or watercourses, all residential development shall be clear of the 100 year ARI flood extents.
	c) On-site detention systems, where required, are to be designed in accordance with (i) above.
	d) Water Sensitive Urban Design elements are to be designed and constructed in accordance with the “Water Sensitive Urban Design Technical Guidelines for Western Sydney” published by the Upper Parramatta River Catchment Trust (May 2004).
	4.12. TRUNK DRAINAGE

	Objective
	(i.) To embellish the existing drainage system.

	Performance Criteria
	a) The open space pedestrian links within the centre of the development should build upon the continuation of the trunk drainage corridor from the Balmoral Road Release Area through to the Norwest Town Centre.
	b) Pedestrian linkages to the Balmoral Road Release Area SP2 Infrastructure (Trunk Drainage) area should be provided.
	c) The open space component of the development along the drainage line should be returned to a natural riparian corridor.

	Development Controls
	(a) Plant species to be provided in the riparian corridor are listed in Appendix 6.
	(b) Trunk drainage corridor to be embellished in accordance with Figure 18 in Appendix 7.
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	1. INTRODUCTION
	1.1. LAND TO WHICH THIS SECTION OF THE PLAN APPLIES
	1.2. AIMS AND OBJECTIVES OF THIS SECTION OF THE DCP
	(i) To provide a clear vision and the desired future character for the revitalization of the Carlingford Precinct;
	(ii) To formulate structure plans and a Master plan in response to the opportunities and constraints identified and incorporating the following design concepts for the Carlingford Precinct:
	- Streetscape character, particularly in the vicinity of Thallon and James Streets, including the concept of street level activity with living above and that adjacent public spaces be augmented and upgraded;

	- Increased height and density, in targeted locations, will be used as a mechanism to ensure that the desired future character for the Precinct and public infrastructure can be achieved;
	- Integration of floodplain management with adjoining development to achieve high quality open spaces;
	- Alternative development approaches/patterns to address site specific issues within the Precinct; and
	- Undergrounding of local and 132kv power lines to improve streetscape appearance and street lighting.
	(iii) To create a high quality, aesthetically pleasing, and functional Precinct for future residents.
	1.3. SEPP 65 DESIGN QUALITY
	1.4. STRUCTURE OF THIS SECTION

	2. URBAN CONTEXT
	2.1. OPPORTUNITIES AND CONSTRAINTS
	2.2. KEY SITES

	  Provide landmark buildings denoting the core of an urban village centred around the train station, open space, pedestrian and cycle connections, and community facilities.
	 Provide street level active uses and human scale in the village centre.
	 Provide a substantial number of residential units in close proximity to the train station.
	 Contribute to the local open space network while ensuring development applies water sensitive urban design principles.
	 Provide open spaces to act as place making elements at a neighbourhood scale and the focus for outdoor activity in the areas of Janell Crescent.
	 Provide landmark buildings at key gateways to the Precinct on Pennant Hills Road including the Bunnings site and the service station site.
	3. STRUCTURE PLAN AND MASTERPLAN
	3.1. STRUCTURE PLAN AND MASTERPLAN PROCESS

	 Access and transport;
	 Stormwater management;
	 Street hierarchy;
	 Response of building bulk to topography;
	 Design excellence (NSW Residential Flat Design Code);
	 Open space and recreation;
	 Public domain improvements;
	 Pedestrian connections;
	 Sustainability and water sensitive urban design;
	 Infrastructure upgrades;
	 Adaptive reuse of the railway heritage building and access to train station; and
	 Streetscape.
	3.2. URBAN DESIGN PRINCIPLES

	 access and circulation;
	 open space;
	 public domain; and
	 building height and floor space ratio.
	3.3. DESIRED FUTURE CHARACTER STATEMENTS
	3.3.1. Southern Precinct
	3.3.2. Northern Precinct

	3.4. STRUCTURE PLAN - ACCESS AND CIRCULATION

	- Extend the northern section of Boundary Road to connect with Tanderra Street.
	- Improve vehicular safety with the closure of Janell Crescent and the provision of new vehicular access arrangements from Shirley Street.
	- Arrange open space and pathways to focus on the train station and link to open space/ community facilities to the east of the station also to connect to the James Ruse locality on the west of Jenkins Road (see Figure 5: Structure Plan – Open Space S...
	- Establish a network of cycle/pedestrian access tracks throughout the open space network of the Precinct to connect with public transport links and routes beyond the Precinct (see Figure 6: Structure Plan – Public Domain).
	- Locate the proposed residential flat buildings with highest density closest to the train station to maximise infrastructure use, improve convenience for commuters and to contribute to a critical mass for a future civic/transport hub.
	- Provide progressively the road improvements and traffic management measures shown in Figure 4 in consultation and conjunction with Council, with possibilities for planning agreements.
	- Install new signalised traffic signals and traffic management structures such as kerb blisters, medians and lane treatments in accordance with recommendations of the Carlingford Precinct Plan Traffic Report (May 2008) prepared by Masson/Wilson/Twine...
	- Install high quality pedestrian and cycle pathways in an efficient and coherent network designed to enhance the pedestrian experience.
	- Improve local traffic management in accordance with the Carlingford Precinct Plan Traffic Report including the provision of a bus stop and ‘kiss and ride’ passenger set down area at the train station, intersection upgrades, roundabouts and signalisa...
	3.5. STRUCTURE PLAN - OPEN SPACE STRATEGY

	- The existing open space in the south of the Precinct is an opportunity to combine with the proposed open space “green spine” created by undergrounding of the electricity lines and dual use of flood prone land.
	- The combination of the former easement with an overland stormwater flow path enhances the scenic and environmental outcomes of this element with the possibility of creating water features.
	- Create a civic square addressing the entrance to the train station and connected to open space links associated with electricity easements.
	- Install play equipment in safe and appropriate locations within open space.
	- Several key sites close to the train station have easements for the existing electricity pylons.  Once the pylons are removed, the former overhead easement can contribute to publicly accessible open space surrounding new developments and linked to t...
	- In areas further from the train station, use key sites and flood prone land to create communal open spaces and new parks addressed by buildings.  These parks help to impart a garden suburb character to complement residential buildings set in generou...
	- In areas further from the train station, site planning for buildings could aim to amalgamate private green spaces to optimise deep soil planting areas, communal open space, shared views and landscape and contribute to the garden suburb theme.
	Principle: Quality residential open space areas
	- Communal open space at ground or podium level for residents is to be provided. This open space should enhance the quality of the built environment by providing opportunities for landscaping in a parkland setting as well as providing a visual and act...
	- All communal open space areas are to accommodate appropriate facilities such as picnic and barbeque areas, children’s play area and grassed areas for passive recreational use. Developments are to include designated communal open space areas with yea...
	- Water Sensitive Urban Design (WSUD) guidelines and On-site Stormwater Detention (OSD) principles are to be incorporated in both private and communal open space design.
	3.6. STRUCTURE PLAN - PUBLIC DOMAIN

	- Street tree planting and landscaping is to be consistent with the Carlingford Precinct Public Domain Plan.
	- Embellish the existing public open space to the west of the rail reserve.  The railway station, rail reserve and public open space near the scout hall are major organising elements in the Precinct.  This is an opportunity to increase the pedestrian ...
	- A public square on the west of the train station to act as a gateway entry point.
	- Create new public parks using WSUD for floodways associated with the site amalgamations producing key sites in the Janell Crescent area.
	- It is proposed to underground both the street power lines and the high voltage power lines and pylons to remove the visual impact of the existing structure and provide public open space within the easement.
	- Provide improved footpath connections and unified hardscape treatment of the public realm.
	- Provide cycle and pedestrian paths responding to desire lines.
	- The existing heritage building in the train station curtilage may have the potential for adaptive reuse. This would be an opportunity to add variety and activity to a future civic precinct that centres on the station and the public open space adjace...
	Principle: Stormwater management
	- Site planning and development generally must respond to the recommendations of Council’s Carlingford Stormwater Study and Management Plan.
	- On the southern side of Post Office Street a major opportunity arises from site amalgamation to provide a series of linked open spaces.  These spaces could be combined with a stormwater capture system incorporating linked retention basins along the ...
	- Install a variety of bio-retention measures including grass depressions and swales on street edges and within open space.
	- Development in the Precinct will be required to undertake sustainability initiatives: stormwater capture, bio-retention basins, integration of watercourses with open space and landscaping.
	3.7. STRUCTURE PLAN (INDICATIVE BUILDING HEIGHT AND FSR)

	- Concentration of the residential density close to the station will maximise usage of the train service by the maximum number of people in the shortest, most convenient walking distance from the station.
	- Concentration of high-rise buildings close to the station will provide an orienting landmark for the village centre.
	- In areas further from the train station, building placement should address adjacent open space to allow interaction of residents with that space and for passive surveillance.
	- In general, the low-rise buildings are proposed together with lower FSR limits on the local roads within the northern part of Precinct.  This approach responds to the lower scale suburban desired future character for areas further from the train sta...
	- Maximum of 9 storeys is proposed for development fronting Pennant Hills Road. This is to achieve a presence associated with deep setbacks for major planting, footpath upgrades and pedestrian amenities.
	3.8. ILLUSTRATIVE MASTERPLAN

	- Site specific development controls are to be provided for Key Sites in the vicinity of the train station to minimise overshadowing and create pedestrian scale podiums containing retail and commercial uses and associated public open spaces.
	- High rise developments are to be concentrated in the low ground close to the train station.  This is an opportunity for the apparent height of high rise buildings to be diminished when viewed in their topographic context.  The proposed building enve...
	- Provide for home office and ancillary commercial and convenience retail uses on ground floor areas of developments on pedestrian routes to the train station.
	- In areas further from the train station, the built form, site coverage, setbacks and composition of boundaries and building placement are to create a garden suburb character.  This character should complement, in style and function, the public open ...
	- Buildings that are close to the train station should be in the form of a slender tower and positioned so as to minimise impacts on privacy and overshadowing of open space and adjacent development.
	- Iconic buildings located at gateways, nodes and major intersections.
	- On the axial boulevards of the Precinct, built form, height and landscaping is to be of a scale that signifies the importance of these major urban elements and their intersections.
	- Setbacks in the Thallon Street area are to contribute to the urban village character.  Setbacks in the remainder of the southern part of the Precinct are to contribute to the landscaped character while allowing flexibility in the siting of buildings...
	- Key sites are identified sites that can accommodate landmark buildings.
	- Other key sites are identified in flood prone land that can act as dual usage parks and stormwater retention basins.
	4. PRECINCT-WIDE BUILT FORM CONTROLS
	4.1. FLOORSPACE RATIO
	4.1.1. Objectives

	(i) To ensure that the bulk and scale of the development is in keeping with the site area and its surroundings in accordance with Council’s ESD objective 7;
	(ii) To ensure that the bulk and scale of development does not reduce the amenity of adjacent residential or other land uses;
	(iii) To control the density of residential development; and
	(iv) To prevent excessive site coverage.
	4.1.2. Development Controls

	(a) Floor space ratio of a proposed development within the Precinct must not exceed the maximum ratio specified for that development site in the Floor Space Ratio Map of The Hills LEP 2012.
	4.2. BUILDING HEIGHT
	4.2.1. Objectives

	(i) To ensure that buildings reflect the existing landform of the neighbourhood, including ridgelines and drainage depressions;
	(ii) To protect privacy and amenity of surrounding residential developments and allotments in accordance with Council ESD objective 7;
	(iii) To ensure that development responds to the desired scale and character of the street appropriate in different parts of the  Precinct; and
	(iv) To allow reasonable daylight access to all developments and the public domain.
	4.2.2. Development Controls

	(a) The height of proposed development within the Precinct must not exceed the maximum height specified for that development site in the Building Height Map in The Hills LEP 2012. The maximum height of the building at any point shall be measured from ...
	(b) For the purpose of this part of The Hills DCP, building heights as specified in the Building Height Map in The Hills LEP 2012 equal to number of storeys depicted in the following table:
	(c) Development on sloping sites is to be stepped so that the ground floor does not exceed one metre above natural ground level immediately below any point on the ground floor.
	4.3. SITE COVERAGE
	4.3.1. Objectives

	(i) To ensure an appropriate balance of open space surrounding buildings within their site area, reflecting the different scales of development appropriate in the north and south of the Precinct;
	(ii) To provide solar access; and
	(iii) To control building bulk by working in conjunction with the FSR and height limits that help differentiate the desired future character appropriate in the north and south of the Precinct.
	4.3.2. Development Controls

	(a) Building site coverage shall not exceed of 35% of site area.
	“Building” for the purpose of this control is defined as the building footprint to the outside of the external walls excluding underground parking structures no more than 1.2 metres above ground and where roof of the parking structure is a private or ...
	4.4. SITE REQUIREMENTS
	4.4.1. Objectives

	(i) This control is to encourage the amalgamation of sites thus promoting the efficient use of land;
	(ii) To promote developments compatible with the desired Precinct character; and
	(iii) To encourage orderly development in regular allotment patterns.
	4.4.2. Development Controls

	4.5. DEEP SOIL ZONES
	4.5.1. Objectives

	(i) To assist with the management of the water table;
	(ii) To assist with the management of water quality; and
	(iii) To improve the amenity of developments through the retention and/or planting of large and medium size trees.
	4.5.2. Development Controls

	(a) A minimum of 25 percent of the unbuilt upon area of a site is to be a deep soil zone; alternatively, 15% of the total site area, whichever is greater.
	4.6. RESIDENTIAL FLAT BUILDING - APARTMENT SIZE
	4.6.1. Objectives

	(i) To provide a diversity of residential flat building/ apartment types, which cater for different household requirements now and in the future; and
	(ii) To maintain equitable access to new housing by cultural and socio-economic groups.
	4.6.2. Development Controls

	(a) Single-aspect apartments should be limited in depth to 8 metres from a window.
	(b) The back of a kitchen should be no more than 8 metres from a window.
	(c) The width of cross-over or cross-through apartments over 15 metres deep should be 4 metres or greater to avoid deep narrow apartment layouts.
	(d) Buildings not meeting the minimum standards listed above, must demonstrate how satisfactory day lighting and natural ventilation can be achieved, particularly in relation to habitable rooms (see Daylight Access and Natural Ventilation).
	(e) The following are minimum areas for the northern Precinct (north of Post Office Street):

	- 1 bedroom apartment 75m2
	- 2 bedroom apartment 110m2
	- 3 bedroom apartment 135m2
	- 1 bedroom apartment 65m2
	- 2 bedroom apartment 90m2
	- 3 bedroom apartment 110m2
	4.7. SETBACKS
	4.7.1.  Objectives

	6m setback:
	(i) To allow for the higher buildings proposed in the Thallon / James Street area to relate closely to the street; and
	(ii) To allow buildings fronting Boundary Road and Shirley Street to form the basis of a more regular streetscape/built form relationship.

	8m setback:
	(i) To allow for new buildings along Jenkins Road to match the setback of the existing multi unit developments along the street;
	(ii) To allow visual separation from the traffic on Jenkins Road and space to install road noise attenuation structures within each development;
	(iii) To allow for buildings along Post Office Street sufficient space to provide substantial landscaping to create a boulevard character; and
	(iv) In parts of the Precinct further from the train station, to allow privately owned land upon to be landscaped and embellished so as to complement the landscape themes of the public realm of the open space.
	10m setback:
	(i) To reinforce the north south and east west axes in the Precinct; and
	(ii) To create a green edge along Pennant Hills Road to allow for street tree planting, future footpath widening and bus shelters.
	4.7.2. Development Controls

	(a) 6m setback:  The front façade of buildings are to be set back a minimum of 6m from the front boundary of the site.
	(b) 8m setback:  The front façade of buildings are to be set back a minimum of 8m from the front boundary of the site.
	(c) 10m setback: The front façade of the building is to be setback 10m from the front boundary of the site.
	4.7.3. Objectives

	(i) To minimise the impact of development on light, air, sun, privacy, views and outlook for neighbouring properties, including future buildings;
	(ii) To retain or create a rhythm or pattern of development that positively defines the streetscape so that space is not just what is left over around the building form;
	(iii) To allow modulation of end walls for structures higher than 4 storeys.

	Rear Setbacks
	(i) To maintain deep soil zones to maximise natural site drainage and protect the water table;
	(ii) To maximise the opportunity to retain and reinforce mature vegetation;
	(iii) To optimise the use of land at the rear and surveillance of the street at the front; and
	(iv) To maximise building separation to provide visual and acoustic privacy.
	4.7.4. Development Controls

	(a) Side and rear setbacks must comply with building separation, open space and deep soil zone controls in this Section of the DCP.
	(b) Rear setback is to be a minimum of 8m.
	(c) Side setbacks are to be a minimum of 4.5m to walls and 6m to windows from ground floor to fourth storey, and 6 metres for walls and windows above the fourth storey.
	(d) Primary and secondary setback lines must comply with building separation, open space and deep soil zone controls in this DCP.
	(e) Where setbacks are limited by lot size and adjacent buildings, internal courtyards that limit the length of walls facing boundaries may be proposed.  This approach must comply with building separation, open space and deep soil zone controls in thi...
	(f) In general, no part of a building or above ground structure may encroach into a setback zone.  Exceptions are access to underground parking structures.

	(g) A 450mm articulation zone is permitted for non floor space building elements such as fins louvers, shading devices and balconies.
	(h) Future development is to be located in accordance with the setbacks in Figure 9, and, for the Key Sites, in Section 5 of this DCP.
	4.8. BUILDING SEPARATION AND TREATMENT
	4.8.1. Objectives

	(i) To ensure that new development is scaled to support the desired area character with appropriate massing and spaces between buildings;
	(ii) To provide visual and acoustic privacy for existing and new residents;
	(iii) To control overshadowing of adjacent properties and private or shared open space;
	(iv) To allow for the provision of open space of an appropriate size and proportion for recreational activities for building occupants; and
	(v) To provide deep soil zones for stormwater management and tree planting.
	4.8.2. Development Controls

	(a) The minimum dimensions within a development, for internal courtyards and between adjoining sites shall be:
	Buildings up to 4 storeys

	- 12 metres between habitable rooms/balconies;
	- 9 metres between habitable/balconies and non-habitable rooms; and
	- 6 metres between non-habitable rooms.
	Buildings from 5 to 8 storeys

	- 18 metres between habitable rooms/balconies;
	- 12 metres between habitable rooms/balconies and non-habitable rooms; and
	- 9 metres between non-habitable rooms.
	Buildings 9 storeys and above

	- 24 metres between habitable rooms/balconies;
	- 18 metres between habitable rooms/balconies and non-habitable rooms; and
	- 12 metres between non-habitable rooms.
	4.9. BUILDING DEPTH
	4.9.1. Objectives

	(i) To ensure that the scale of the development is consistent with the existing or desired future context;
	(ii) To provide adequate amenity for building occupants in terms of solar access and natural ventilation; and
	(iii) To provide for dual aspect apartments.
	4.9.2. Development Controls

	(a) Building Depth: In general, a residential flat building depth of approximately 18 metres from glass line to glass line is appropriate. Developments that propose depths wider than 18 metres from glass line to glass line must demonstrate how satisfa...
	(b) The 18 metre from glass line to glass line guideline generally applies to street wall buildings, buildings with dual aspects and buildings with minimal side setbacks.
	(c) Freestanding buildings (the big house or tower building types) may have greater depth than 18 metres only if can be demonstrated that they achieve satisfactory daylight and natural ventilation.
	(d) Building depth is to be in combination with other controls to ensure adequate amenity for building occupants. For example, a deeper plan may be acceptable where higher floor to ceiling heights allow solar access or where apartments have a wider fr...
	(e) Building Length: In general, a residential flat building length of approximately 50 metres is appropriate. Developments more than 50 metres in length must demonstrate how satisfactory day lighting and natural ventilation are to be achieved.  Note:...
	4.10.  LANDSCAPE DESIGN
	4.10.1. Objectives

	(i) To ensure a high quality public domain that is compatible with the achievable built forms and appropriate for the desired future character of the Precinct;
	(ii) To add value to the quality of life of residents within the Precinct in the forms of privacy, outlook and views;
	(iii) To improve stormwater quality and reduce quantity;
	(iv) To improve the microclimate and solar performance within the development;
	(v) To improve urban air quality; and
	(vi) To contribute to biodiversity.
	4.10.2. Development Controls

	(a) Development is to provide landscaping in accordance with The Hills Development Control Plan Part C Section 3 - Landscaping.
	(b) Landscaping of the public domain is to be undertaken in accordance with the provisions of the Carlingford Precinct Public Domain Plan.  This includes, but is not limited to, kurb and gutter construction, paving, landscaping, street furniture, ligh...
	4.11. OPEN SPACE
	4.11.1. Objectives

	(i) To provide residents with passive and active recreational opportunities;
	(ii) To provide an area on site that enables soft landscaping and deep soil planting;
	(iii) To ensure that communal open space is consolidated, configured and designed to be useable and attractive; and
	(iv) To provide a pleasant outlook.
	4.11.2. Development Controls

	(a) The area of communal open space required should be at least 30 percent of the site area.  (Larger sites may have potential for more than 30 percent.)
	(b) Provision of roof top communal open space will be considered when calculating the area of communal open space for mixed use developments with retail and commercial uses where it is not possible to provide 30 percent of the site area in communal op...
	(c) Private open space must be readily accessible from living areas of dwelling units.
	(d) The minimum area of private open space for each apartment at ground level must be 25m2. The minimum dimension is 4 metres.
	(e) In order to provide useable open space to dwellings above ground level, any balcony or terrace shall have a minimum area of 10m2 and a minimum depth of 2 metres.
	4.12.  BALCONIES
	4.12.1. Objectives

	(i) To provide all apartments with private open space;
	(ii) To ensure balconies are functional and responsive to the environment thereby  promoting the enjoyment of outdoor living for apartment residents;
	(iii) To ensure that balconies are integrated into the overall architectural form and detail of residential flat buildings; and
	(iv) To contribute to the safety and liveliness of the street by allowing for casual surveillance.
	4.12.2. Development Controls

	(a) Provide primary balconies for all apartments with a minimum depth of 2 metres.  Developments which seek to vary the minimum standards must demonstrate that negative impacts from noise and wind cannot be satisfactorily mitigated with design solutions.
	(b) The minimum area for a balcony is 10m2.
	4.13.  SOLAR ACCESS
	4.13.1. Objectives

	(i) To ensure that solar access is provided to all habitable rooms and encouraged in all other areas of residential flat development;
	(ii) To provide adequate ambient lighting and minimise the need for artificial lighting during daylight hours; and
	(iii) To provide residents with the ability to adjust the quantity of daylight to suit their needs.
	4.13.2. Development Controls

	(a) Buildings must be designed to ensure that adjoining residential buildings, and the major part of their landscape receive at least four hours of sunlight between 9am and 3pm on 21 June.
	(b) Living rooms and private open spaces for at least 70 percent of apartments in a development should receive a minimum of four hours direct sunlight between 9 am and 3 pm on 21 June.
	(c) Limit the number of single-aspect apartments with a southerly aspect (SW-SE) to a maximum of 10 percent of the total units proposed. Developments which seek to vary from the minimum standards must demonstrate how site constraints and orientation p...
	(d) Main windows should have suitable shading or other solar control to avoid discomfort (shutters/blinds/screens/retractable awnings).
	4.14.  CAR PARKING PROVISION
	4.14.1. Objectives

	(i) To ensure that all car parking demands generated by the development are accommodated on the development site;
	(ii) To minimise car dependency for commuting and recreational transport use and to promote alternative means of transport including public transport, bicycling, and walking;
	(iii) To provide adequate car parking for building users and visitors, depending on building type and proximity to public transport; and
	(iv) To integrate the location and design of car parking with the design of the site and the building.
	4.14.2. Development Controls

	(b) Visitor parking is to be provided at the rate of 2 spaces per 5 apartments for all development within the Precinct.
	(c) All car parking required by Council shall be provided on-site in accordance with the requirements of Part C Section 1 – Parking of this DCP.
	(d) Car parking including visitor parking shall be located underground to minimise the height of buildings above natural ground level.
	(e) Visitor parking is to be located in easily accessible and identifiable areas.
	4.15.  VEHICLE ACCESS
	4.15.1. Objectives
	4.15.2. Development Controls

	(a) Access to the site is to be in accordance with the requirements within Part C Section 1 – Parking of this DCP.

	(b) Ensure vehicular ingress and egress to the site is in a forward direction at all times.
	(c) Adequate provision shall be made for service vehicle access and service areas.
	(d) Driveways are to have a minimum width of 6 metres at the property boundary for a distance of 6 metres within the development to ensure easy entry/exit of vehicles.
	(e) Access to multi-level basement car parks should be provided in the form of a two-way ramp (two lane width - minimum 5.5m wide) or two separate single lane (minimum 3.0m wide) ramps.
	(f) The design and configuration of access ways and driveways shall be in accordance with Part C Section 1 - Parking of this DCP.
	(g) Locate vehicle entries away from main pedestrian entries and on secondary frontages.
	(h) For buildings containing more than 50 units, access for garbage collection trucks, service and delivery vehicles is to be provided via a driveway to a loading dock and a separate indoor, ventilated garbage room.
	(i) All car parking areas and spaces shall be designed in accordance with The Hills Shire Part C Section 1 – Parking of this DCP.
	(j) Car parking space dimensions and gradient design shall be in accordance with the relevant Australian Standard. The relevant Australian Standard at present is Australian/New Zealand Standard AS/NZS 2890.1:2004 - “Parking Facilities - Part 1: Off-s...
	4.16.  FENCES AND WALLS
	4.16.1. Objectives

	(i) To define the edges between public and private land;
	(ii) To define the boundaries between areas within the development having different functions or owners;
	(iii) To provide privacy and security; and
	(iv) To contribute positively to the public domain.
	4.16.2. Development Controls

	(a) The fencing materials chosen must protect the acoustic amenity and privacy of courtyards.  Courtyard fences shall be constructed of masonry.
	(b) Where residential buildings are required to be set back 10m from the front boundary, fencing / walls fronting a street shall be setback a minimum of 2 metres.  This is to allow for consistent street edge landscaping, and shall include recesses and...
	(c) All fencing or walls shall be combined and integrated with site landscaping.
	(d) The following fencing materials or finishes are not acceptable because of their poor visual  appearance:

	- Pre-painted, profiled metal sheeting; and
	- Rendered finishes when the entire fence is rendered.
	(e) The use of natural materials is encouraged.
	(f) Front fences should not be of a height so as to prevent casual surveillance of the public realm and adjacent prosperities.
	(g) In mixed use developments containing non residential uses on the ground floor, front boundaries should be defined by accessible paved and landscaped areas to demarcate public from private realm.
	(h) Ground floor retail edges should have barrier free access and public amenities such as awnings.
	4.17.  ORIENTATION
	4.17.1. Objectives

	(i) To optimise solar access to residential apartments within the development and adjacent development;
	(ii) To contribute positively to desired streetscape character;
	(iii) To protect the amenity of existing development; and
	(iv) To improve the thermal efficiency of new buildings.
	4.17.2. Development Controls

	(a) Orient and design buildings to maximise the number of dwellings with direct sunlight where possible. Ideally, face the long axis of the development up to 30 degrees east and 20 degrees west of true north. This is illustrated in Figure 10.
	(c) No more than 10% of single aspect residential units are to face due south.
	4.18.  PLANTING ON STRUCTURES
	4.18.1. Objectives

	(i) To contribute to the quality and amenity of communal open space on roof tops, podiums and internal courtyards; and
	(ii) To encourage the establishment and healthy growth of trees in urban areas.
	4.18.2. Development Controls

	(a) Large trees such as figs (canopy diameter of up to 16 metres at maturity):

	- minimum soil volume: 150 cubic metres
	- minimum soil depth: 1.3 metre
	- minimum soil area: 10 metre x 10 metre area or equivalent
	(b) Medium trees (8 metre canopy diameter at maturity):

	- minimum soil volume: 35 cubic metres
	- minimum soil depth: 1 metre
	- approximate soil area: 6 metre x 6 metre or equivalent
	(c) Small trees (4 metre canopy diameter at maturity):

	- minimum soil volume: 9 cubic metres
	- minimum soil depth: 800mm
	- approximate soil area: 3.5 metre x 3.5 metre or equivalent
	(d) Shrubs:

	- minimum soil depths: 500-600mm
	(e) Ground cover:
	- minimum soil depths: 300-450m
	(f) Turf:

	- minimum soil depths: 100-300mm
	(g) Any subsurface drainage requirements are in addition to the minimum soil depths quoted above.
	4.19.  STORMWATER  MANAGEMENT
	4.19.1. Objectives

	(i) To control stormwater runoff and minimise discharge impacts on adjoining properties and into natural drainage systems before, during and after construction;
	(ii) To minimise the impacts of residential flat development and associated infrastructure on the health and amenity of natural waterways;
	(iii) To minimise the discharge of sediment and other pollutants to the urban stormwater drainage system during construction activity;
	(iv) To provide for the disposal of stormwater from the site in efficient, equitable and environmentally sensible ways in accordance with Council’s ESD objective 3;
	(v) To provide for on-site detention of site drainage;
	(vi) To prevent flood damage to the built and natural environment, inundation of dwellings and stormwater damage to properties;
	(vii) To ensure that proposed development does not adversely affect the operational capacity of the downstream stormwater system;
	(viii) To encourage reuse, recycling and harvesting of stormwater to reduce wastage of water; and
	(ix) To encourage a reduction in water consumption.
	4.19.2. Development Controls

	(a) Drainage easements will be required where the development property does not drain directly into the existing stormwater drainage system or a public road. Development Consent will not be issued until the submission of documents demonstrating the cr...
	(b) Developments must comply with any requirements of the Sydney Catchment Management Authority.
	(c) On-site detention, water recycling, or water quality management systems may be required to Council’s and/or the Sydney Catchment Management Authority requirements, to counteract an increase in stormwater runoff.
	(d) Drainage systems are to be designed and constructed in accordance with the design guidelines set out in “Design Guidelines for Subdivisions and Developments” published by The Hills Shire Council and “Australian Rainfall and Runoff” published by th...
	(e) Discharge points are to be controlled and treated to prevent soil erosion, and may require energy dissipating devices on steeper topography, to Council’s requirements.
	(f) Where necessary, downstream amplification of existing drainage facilities will be required including Council infrastructure if required.
	(g) Water Sensitive Urban Design (WSUD) principles shall be employed in the management of the site’s stormwater in terms of water retention, reuse and cleansing in accordance with the “Water Sensitive Urban Design Technical Guidelines for Western Sydn...
	(h) On site detention tanks are only permitted in common areas within a proposed development (for example driveways, common open space and not within private courtyards).

	(i) Drainage systems are to be designed and constructed in accordance with the design guidelines set out in “Design Guidelines for Subdivisions and Developments” published by The Hills Shire Council and/or “Australian Rainfall and Runoff” published by...
	(j) On-site detention systems, where required, are to be designed in accordance with (a) above.
	Note: Where land is identified as flood controlled land, please refer to Part C Section 6 – Flood Controlled Land of the DCP.
	4.20.  BUILDING ENTRY
	4.20.1. Objectives

	(i) To create entrances which provide a desirable residential identity for the development;
	(ii) To orient the visitor;
	(iii) To contribute positively to the streetscape and building facade design; and
	(iv) To provide entrances that are legible, safe, accessible and well lit.
	4.20.2. Development Controls

	(a) Provide as direct a physical and visual connection as possible between the street and the entry.
	(b) Achieve clear lines of transition between the public street, the shared private circulation spaces and individual apartments.
	(c) Provide safe and secure access. Design solutions include:
	(d) Generally provide separate entries from the street for:
	(e) Design entries and associated circulation space to be of an adequate size to allow movement of furniture between public and private spaces.
	4.21.  CEILING HEIGHT
	4.21.1. Objectives

	(i) To increase the sense of space in apartments and provide well proportioned rooms;
	(ii) To promote the penetration of daylight into the depths of the apartment;
	(iii) To contribute to flexibility of use; and
	(iv) To achieve quality interior spaces while considering the external building form requirements.
	4.21.2. Development Controls

	(a) Ceiling heights shall be measured from finished floor level (FFL) to finished ceiling level (FCL). These are minimums only and do not preclude higher ceilings, if desired.
	(b) In mixed use buildings: 3.3 metre minimum for ground floor retail or commercial and for first floor residential retail or commercial to promote future flexibility of use in residential flat buildings in mixed use areas: 3.3 metre minimum for groun...
	(c) In general, 2.7 metre minimum for all habitable rooms on all floors, 2.4 metres is the preferred minimum for all non-habitable rooms, however 2.25m is permitted.
	(d) For two storey units, 2.4 metre minimum for second storey if 50 percent or more of the apartment has 2.7 metre minimum ceiling heights.
	(e) For two storey units with a two storey void space, 2.4 metre minimum ceiling heights.
	(f) Attic spaces shall have a 1.5 metre minimum wall height at edge of room with a 30 degree minimum ceiling slope.
	4.22.  FLEXIBILITY
	4.22.1. Objectives

	(i) To encourage housing designs which meet the broadest range of the occupants’ needs possible;
	(ii) To encourage adaptive re-use; and
	(iii) To save the embodied energy expended in building demolition.
	4.22.2. Development Controls

	(a) Provide robust building configurations, which utilise multiple entries and circulation cores, especially in larger buildings over 15m long.
	4.23.  GROUND FLOOR APARTMENTS
	4.23.1. Objectives

	(i) To contribute to the desired streetscape of the range of localities in the Precinct and to create active safe streets; and
	(ii) To increase the housing and lifestyle choices available in residential flat buildings.
	4.23.2. Development Controls

	(a) Optimise the number of ground floor apartments with separate entries.
	(b) Provide ground floor apartments with access to private open space, preferably as a terrace or garden.
	4.24.  INTERNAL CIRCULATION
	4.24.1. Objectives

	(i) To create safe and pleasant spaces for resident circulation;
	(ii) To facilitate quality apartment layouts, such as dual aspect apartments;
	(iii) To contribute positively to the form and articulation of the building facade and its relationship to the urban environment; and
	(iv) To encourage interaction and recognition between residents to contribute to a sense of community and improve perceptions of safety.
	4.24.2. Development Controls

	(a) In general, where units are arranged off a double-loaded corridor, the number of units accessible from a single core/corridor should be limited to eight (8). Exceptions may be allowed:

	- For adaptive reuse buildings.
	- Where developments can demonstrate the achievement of the desired streetscape character and entry response.
	- Where developments can demonstrate a high level of amenity for common lobbies, corridors and units.
	4.25.  MIXED USE DEVELOPMENTS
	4.25.1. Objectives

	(i) To support the integration of appropriate retail and commercial uses with housing;
	(ii) To create more active lively streets and urban areas, which encourage pedestrian movement, service the needs of the residents and increase the area’s employment base; and
	(iii) To ensure that the design of mixed use developments maintains residential amenities and preserves compatibility between uses.
	4.25.2. Development Controls

	(a) Choose a mix of uses that complement and reinforce the character, economics and function of the local area, for example, food retail, small-scale commercial and residential.
	(b) Desired uses at ground floor level of eighteen (18) storey buildings near the station include small supermarkets, post office, chemist, newsagent, bank and other service retail and commercial to meet the day-to-day needs of the local community.
	(c) Ensure the building positively contributes to the public domain and streetscape by:
	4.26.  STORAGE
	4.26.1. Objectives

	(i) To provide adequate storage for everyday household items within easy access of the apartment; and
	(ii) To provide storage for sporting, leisure, fitness and hobby equipment.
	4.26.2. Development Controls

	Residential Flat Buildings
	- Studio apartments – 6m3
	- One-bedroom apartments – 6m3
	- Two-bedroom apartments – 8m3
	- Three plus bedroom apartments – 10m3.
	Multi Dwelling Housing
	As per Part B Section 4 – Multi Dwelling Housing of The Hills Development Control Plan.
	4.27.   NATURAL VENTILATION
	4.27.1. Objectives

	(i) To ensure that apartments are designed to provide all habitable rooms with direct access to fresh air and to assist in promoting thermal comfort for occupants;
	(ii) To provide natural ventilation in non-habitable rooms, where possible; and
	(iii) To reduce energy consumption by minimizing the use of mechanical ventilation, particularly air conditioning.
	4.27.2. Development Controls

	(a) Sixty percent (60%) of residential units should be naturally cross ventilated.
	(b) Twenty five percent (25%) of kitchens within a development should have access to natural ventilation.
	(c) Developments, which seek to vary the minimum standards must demonstrate how natural ventilation can be satisfactorily achieved, particularly in relation to habitable rooms.
	4.28. AWNINGS
	4.28.1. Objectives

	(i) To provide shelter for public streets; and
	(ii) In that part of the Precinct closer to the train station, to ensure signage is consistent with desired streetscape character and with the development in scale, detail and overall design.
	4.28.2. Development Controls

	4.29.  FACADES
	4.29.1. Objectives

	(i) To promote high architectural quality in residential flat buildings;
	(ii) To ensure that new developments have facades which define and enhance the public domain and desired street character; and
	(iii) To ensure that building elements are integrated into the overall building form and facade design.
	4.29.2. Development Controls

	(a) Compose facades with an appropriate scale, materials and finishes, rhythm, and proportion, which response to the building use and the desired contextual character. Design should include but are not limited to:
	- defining a base, middle and top related to the overall proportion of the building;
	- expressing the variation in floor to floor height  particularly at the lower levels;
	- articulating building entries with awnings, porticos, recesses, blade walls and rejecting bays;
	- selecting balcony types which respond to the street context, building orientation and amenity of the locality; and
	- incorporating architectural features which give human scale to the design of the building at street level; These include entrance porches, awnings, colonnades, pergolas and fences.
	(b) High quality materials and finishes for facades such as natural stone, granite or porcelain stoneware tiles must be used for the podium level of eighteen (18) storey buildings near the station.
	(c) Design facades to reflect the orientation of the site using elements such as sun shading, bay windows, as environmental controls depending on the façade orientation.
	(d) Express important corners by giving visual prominence to parts of the façade, for example, a change in building articulation, material or colour, roof expression or increased height.
	4.30. ROOF DESIGN
	4.30.1. Objectives

	(i) To provide quality roof designs, which contribute to the overall design and performance of residential flat buildings;
	(ii) To integrate the design of the roof into the overall facade, building composition and desired contextual response; and
	(iii) To increase the longevity of the building through weather protection.
	4.30.2. Development Controls

	4.31. ADAPTABLE HOUSING
	4.31.1. Objectives

	(i) To ensure that developments provide appropriate and improved access and facilities for all persons (consistent with the provisions of Australian Standard AS1428.1-1998);
	(ii) To ensure designers/developers consider the needs of people who are mobility impaired and to provide greater than the minimum requirements for access and road safety;
	(iii) To ensure that building design does not prevent access by people with disabilities; and
	(iv) To incorporate design measures that are appropriate for people with disabilities.
	4.31.2. Performance Criteria


	(a) Development to provide housing for a cross section of the community.
	(b) All development applications for residential flat buildings should be accompanied by a report prepared by a suitably qualified Access Consultant addressing access and mobility provisions within the development.
	4.31.3. Development Controls
	(a) All apartments required under this Section of the DCP to be adaptable dwellings and those which cannot be directly accessed from ground level are to be served by a lift.
	(b) Units with a floor level within 1.5m of the natural ground must be accessible to the front door of each unit.
	(c) At least 1 unit in each residential flat building with less than 20 units, or 5 percent of the units in any development of 20 or more units, must be either:

	- An accessible unit to AS 1428 Part 2, suitable for occupation by a wheelchair user; or
	- Meet Class B adaptability provisions under AS 4299.
	(d) Each unit so provided above shall have an accessible car parking bay complying with AS 2890 for people with a disability, and be accessible to a pick-up and drop-off point. An accessible route between the unit’s dedicated car parking spaces and un...
	(e) All stairs intended for circulation between levels, whether external or internal, shall comply with AS 1428 Part 1, if they are located on common property.
	(f) At least 10% of toilets (but not less than 1 male and 1 female toilet) provided on the common property must be wheelchair accessible.
	(g) At least one entry to any common facilities on the common property must be wheelchair accessible.
	(h) An accessible pick-up and drop-off point can be located on the public road (with Council or RMS permission) or on the site, but it must allow for vehicles up to a coaster size bus to pick up and drop off.
	(i) Apartments are to be designed to permit adaptation of units so that they can change to meet future needs. Design features that might be included are:-
	- Lightweight or non-load bearing walls that can be removed to re-configure rooms; and
	- Wall panels that can be easily removed to connect adjoining apartments and cater for larger extended families.
	(j) Development applications should address provisions contained in Council’s “Making Access For All Guidelines” 2002.
	4.32. SITE FACILITIES
	4.32.1. Objectives

	(i) To provide site facilities which are adequate and conveniently located for resident needs; and
	(ii) To ensure facilities are practical, attractive and easily maintained.
	4.32.2. Performance Criteria


	(a) Rubbish and recycling bin enclosures, letter boxes, and other site facilities should be adequate in size, durable, weather proofed and visually integrated with the development. Their location is to have regard to the protection of residential amen...
	4.32.3. Development Controls
	(a) All apartments are to be provided with internal laundry facilities and internal drying facilities.
	(b) Laundries for town houses and small lot integrated housing shall be provided to each dwelling with a permanent or collapsible clothes line provided in a conveniently accessible courtyard.
	(a) Waste collection and separation facilities must be provided for each dwelling. Each dwelling should have a waste storage cupboard in the kitchen capable of holding at least a single days waste, and provision to enable separation of recyclable mate...
	(b) Bin storage bay(s) are to be:

	- of adequate size to store the appropriate number of garbage and recycling bins required based on the following waste generation rates or as required by Council’s Waste Management Department:
	- incorporated into the landscape design of the development in order to minimise visual impact;
	- accessible by wheelchair (where dwellings do not have access to waste garbage chutes or recycling cupboards); and
	- designed in accordance with The Hills Shire Council “Bin Storage Facility Design Specifications”.
	(c) Where dwellings or apartments do not have access to garbage chutes, recycling cupboards or centralised garbage storage rooms the location of the bin storage bay(s) is to be convenient and accessible to the occupants of all dwellings so as to allow:

	- 240 litre bins to be wheeled to the street over flat or ramped surfaces with a maximum grade of 7% and not over steps, landscape edging or gutters;
	- The bulk garbage bin(s) to be wheeled out and be serviced by the front loading garbage truck on a flat surface with a maximum grade of 5%, and not over steps, landscape edging or gutters; and
	- must be in accordance with The Hills Shire Council “Bin Storage Facility Design Specifications”.
	(d) All service access roads must be designed in accordance with Council’s engineering requirements. Applicants are encouraged to liaise with Council’s Waste Management Department on truck sizes, required turning paths and access/servicing arrangements.
	A copy of The Hills Shire Council “Bin Storage Facility Design Specifications” for multi unit and commercial developments is available from Council’s website www.thehills.nsw.gov.au.
	(a) Demolition and construction works must maximise the reuse and recycling of building/construction materials in accordance with Council’s ESD objectives and State and Federal Government waste minimisation targets.
	(b) All asbestos, hazardous and/or intractable wastes are to be disposed of in accordance with Workcover Authority and EPA requirements.
	(c) All Development Applications are to be accompanied by a Waste Management Plan that demonstrates appropriate project management and construction techniques for ensuring waste minimisation including the re-use of waste on-site and off-site recycling.
	The Waste Management Plan must include the following information:

	(a) Types of waste to be produced;
	(b) Quantities of waste likely to be produced;
	(c) On-site and/or off-site reuse and recycling methods for waste;
	(d) Details as to the contractor and destination of all waste materials;
	(e) Location of on-site separation and storage facilities for waste materials;
	(f) Design of waste management facilities for use by residents following occupation;
	(g) A Waste Data File (a file containing the Waste Management Plan together with records-waste receipts or dockets) of recycling and disposal of demolition and construction materials must be kept by the Construction Contractor responsible for the site.
	(a) Mail boxes are to be generally incorporated into front fences, landscaped areas or integrated with individual building entry design.
	(b) Mail boxes should be in close proximity to the pedestrian entrance of all housing types, and be easily identifiable for ease of use.
	(c) The location of mail boxes and mail drop-off points will need to be confirmed with Australia Post.
	4.33. ECOLOGICALLLY SUSTAINABLE DEVELOPMENT
	4.33.1. Objectives

	(i) To apply precautionary principles where development is likely to cause short or long-term irreversible or serious threats to the environment;
	(ii) To address and allow for broad community involvement in respect to local issues of concern throughout the development process;
	(iii) To ensure that during the design, construction and operation of the development, that water leaving the site is of a quality and quantity comparable to that which is received;
	(iv) To ensure that biodiversity, and the integrity of ecological processes, are not compromised by the development; and
	(v) To promote the following during the design, construction and operation of any development:

	- The use of energy efficient materials and designs;
	- Utilisation of renewable energy and materials; and
	- Energy efficient technology.
	(vi) To follow the principles of the ‘Waste Hierarchy’ (reduce, reuse, recycle) in the use of materials and the design of waste recovery and disposal systems throughout the development process;
	(vii) To protect neighbourhood amenity and safety in the design, construction and operation of the development;
	(viii) To encourage the long term economic   viability and health of the community in the development process; and
	(ix) To encourage the use of public transport, use of bicycles and pedestrian trips in the development and design process.
	4.33.2. Development Controls

	(a) As part of the Statement of Environmental Effects required to be submitted with all development applications a summary of the action taken in order to achieve these objectives must be included.
	(b) To improve the air quality of the locality, the installation of wood heaters is not permitted.
	4.34. BASIX
	4.35. ACCESS, SAFETY AND SECURITY
	4.35.1. Objectives

	(i) Site and dwelling layouts are to ensure safe and convenient passage for residents and visitors.
	4.35.2. Performance Criteria


	(a) Consideration should be given to the needs of residents in regard to prams, wheelchair access and people with disabilities.
	(b) Footpaths, landscaped areas and driveway designs are to provide opportunities for surveillance and allow for the safe movement of residents and visitors.
	(c) Apartments and town houses are to have adequate lighting in commonly accessible areas.
	4.35.3. Development Controls
	(a) Stairs and ramps are to have reasonable gradients and non-slip even surfaces. Refer to AS 1428.1 – 1988 Design for Access and Mobility and supplementary AS 1428.2 – 1992.
	(b) Access to dwellings is to be direct and without unnecessary barriers. For example, use ramps instead of stairs/steps, consider the height and length of handrails and eliminate changes in level between ground surfaces.
	(c) Development applications should address provisions contained in Council’s “Safer by Design Guidelines” (2002).
	(d) Private areas in a development are to be clearly recognisable.
	4.36. VISUAL AND ACOUSTIC PRIVACY
	4.36.1. Objectives

	(i) To limit views into adjoining private open spaces and living rooms;
	(ii) To protect residents from external noise; and
	(iii) To contain noise between dwellings without unreasonable transmission to adjoining dwellings.
	4.36.2. Performance Criteria


	(a) The effective location of windows and balconies is preferred to the use of screening devices, high sills or obscured glass. Where these are used, they should have minimal negative effect on resident or neighbour amenity.
	(b) Direct views from the living rooms of dwellings into private open space or the interior of other dwellings should be obscured with landscaping, architectural detail and building design (refer to AMCORD).
	(c) Where minimum separation distances cannot be practically met, windows should be placed to minimise direct viewing between dwellings.
	(d) In general, dwellings are to be designed to limit the potential for noise transmission to living and sleeping areas of adjacent existing and future developments. Consideration should be given to minimising noise emissions from air conditioners, dr...
	(e) Dwellings that adjoin Pennant Hills Road are to be designed to acceptable internal noise levels, based on AS 3671 – Road Traffic Noise Intrusion Guidelines.
	4.36.3. Development Controls
	(a) Minimise direct overlooking of main internal living areas and private open space of dwellings both within and of adjoining development through building design, window locations and sizes, landscaping and screening devices.
	(b) Consider the location of potential noise sources within the development such as common open space, service areas, driveways, road frontage and provide appropriate measures to protect acoustic privacy by the careful location of noise-sensitive room...
	(c) The location of the plant and equipment for residential flat buildings should be designed so that the noise level does not exceed the background noise level. This is to reduce background noise level creep.
	(d) In regard to the town houses and small lot integrated houses, ideal positions or specifically designed positions for any air conditioners should be provided in the plans at development application stage.
	(e) Air conditioners shall be located a minimum of three (3) metres from any property boundary and must not exceed 5dB(A) above the background noise level or alternatively if there is no other option and the air conditioner is located within three (3)...
	(f) Private areas in a development are to be clearly recognisable.
	4.37. GEOTECHNICAL
	4.37.1. Objectives

	(i) To ensure the possibility of soil movement or slip does not adversely affect proposed development.
	4.37.2. Development Controls

	(a) All development applications submitted to Council shall be accompanied by geotechnical appraisal report from a suitably qualified experienced Geotechnical Engineer.
	(b) The geotechnical appraisal report must satisfy Council that the possibility of soil movement or slip will not affect the proposed development of the site and outline recommendations to ameliorate any geotechnical impacts.
	4.38. UNDERGROUNDING OF EXISTING POWER LINES
	4.38.1. OBJECTIVES
	4.38.2. Development Controls


	(a) The existing overhead high voltage power lines on a development site must be undergrounded in accordance with the requirements of the relevant power supply authority and Clause 7.8 undergrounding power lines at Carlingford of The Hills Local Envir...
	(b) A letter/correspondence from the relevant power supplying authority confirming that the applicant has consulted and made prior arrangements with the authority to underground the existing high voltage power lines within the site must be submitted w...
	(c) Applicants are required to make satisfactory arrangements with Integral Energy for the provision of underground electricity to the site in accordance with Integral Energy’s Network Connection Contestable Works General Terms and Conditions Policy.
	(d) Applicants are required to make satisfactory arrangements with the relevant authority(s) for the provision of underground telecommunications services to the site.
	(e) A new easement for undergrounded electrical works satisfying the relevant authority must be provided on site. This is to enable any future maintenance works for the undergrounded network.
	4.39.   DEVELOPER CONTRIBUTIONS
	4.39.1. Objectives
	4.39.2. Development Controls

	4.40.  DEVELOPMENT NEAR RAIL   CORRIDORS
	4.40.1. Objectives
	4.40.2. Development Controls

	(a) New development and structures adjacent or near RailCorp facilities shall allow continued access to the rail corridor for maintenance.
	(b) Buildings should be designed so that objects cannot be thrown from windows or balconies into the rail corridor. This could be achieved through providing windows with a limited range of opening such as louvers, and by enclosing balconies.
	(c) All balcony and window design should meet the relevant BCA standards.

	(d) If excavation is involved, a geotechnical or site stability report needs to be prepared as part of the application.
	(e) Sound level in any bedroom must not exceed 35db(A) at any time between 10.00pm and 7.00am, and anywhere in the building (other than a garage, kitchen, bathroom or hallway) – 40db(A) at any time.
	(f) If Council is of the view that development is likely to be affected by rail noise or vibration, a consent shall not be granted unless it is satisfied that appropriate measures will be taken to ensure that above sound levels are not exceeded.
	(g) New development and structures adjacent or near RailCorp facilities must allow continued access to the rail corridor for maintenance.
	5. KEY SITE BUILT FORM CONTROLS
	5.1. BLOCK 3: JENKINS ROAD AND THALLON STREET

	 Due to the electricity line / floodway easements, the building footprint is limited to 40% of the site.  This allows adequate deep soil provision.
	 Open space on the site is concentrated to its north side so as to maximise its amenity.  This placement of open space maximises its ability to operate in conjunction with the open space of the former electricity easement to adjacent to the north.
	Setback from Thallon and Jenkins Streets:
	 Eight (8) metre setback is required to ensure adequate solar access to the development and open space to the south.  This setback also allows for landscaping and street tree planting. The setbacks from Thallon Street may be reduced to 6m for the fir...
	Setback from James Street:
	 Six (6) metre setback is required to allow for landscaping and street tree planting.
	5.1.1. Development Controls
	5.2. BLOCK 4: 2-12 JAMES STREET

	 Nos. 2-12 James Street, by virtue of their location close to the train station, have the ability to provide development of substantial height to contribute a landmark to denote the village centre.
	 The development of Nos. 2-12 James Street should provide for orderly development by maximising opportunities for a shared basement layout and common open areas.
	 Using the above urban design principles, Nos. 2-12 James Street may achieve two 18 storey towers. Placement of the towers minimises overshadowing of adjacent buildings and open spaces to the south (Figure 13).
	 The six storey podium on Nos. 8-10 James Street provides development to the street frontage in a form and scale commensurate with the civic life of the village centre and to allow for ground floor active uses.
	 Nos. 2-6 James Street will be developed to a maximum height of six storeys to maintain sufficient solar access to the existing low rise buildings to the south.
	 Due to its close proximity to the train station, the FSR limit for this key site is higher than sites further from the train station.  This is to encourage developments of substantial size thus creating a critical mass for the village centre.
	 To ensure an optimal mix of uses within buildings by specifying distribution of residential and commercial uses within the building.
	 Due to the more urban context to the site, a greater site coverage is appropriate.  The building footprint is limited to 55% of the site.  This allows deep soil provision of a minimum 15% of the total site area.
	 Due to the more urban context to the site open space is provided on a rooftop podium.
	 Refer to Figure 14. The setbacks from the irregular boundaries of this key site vary in response to the need to provide solar access, pedestrian circulation space and to introduce modulation in the street wall.
	5.2.1. Development Controls
	5.3. BLOCK 6: 1-7 THALLON STREET

	 Nos.1-7 Thallon Street by virtue of their location close to the train station have the ability to provide development of substantial height to contribute a landmark to denote the village centre.  The eighteen (18) storey height limit for the ellipti...
	 This key site contains both a higher rise landmark tower and a six storey rectangular building forming part of the podium aligned with Thallon Street.
	 A second six storey podium element that aligns with the railway reserve and faces the open space to the north of the main tower.
	 The two podium elements combine to create a courtyard area that addresses the retained railway heritage building.
	 The FSR limit for the various components of this key site which is close to the train station is higher than for sites further from the station.  This is to encourage developments of substantial size thus creating a critical mass for the village cen...
	 To ensure an optimal mix of uses within buildings by specifying FSR components for residential and commercial uses.
	 Due to the electricity line / floodway easements, the building footprint is limited to 40% of the site.  This allows adequate deep soil provision.
	 Open space on the site is concentrated to its north side so as to maximise its amenity.  This placement of open space maximises its ability to operate in conjunction with the open space of the former electricity easement to adjacent to the north.
	 Setback from Thallon Street: There is an eight (8) metre setback requirement for the rectangular building fronting Thallon Street.  This allows for street landscaping and outdoor activities such as cafes that will benefit from solar access to the no...
	5.3.1. Development Controls
	5.4. BLOCK 17: JANELL CRESCENT

	 The higher elements of the development on this site are placed on either side of the electricity easement.  This allows a separation between the two taller elements of approximately 35m.
	 The taller elements are located so as to minimise overshadowing.
	 Due to the considerable open space provided along the electricity easement in this site, the building heights are limited to eleven (11) storeys in order to achieve the nominated FSR of 2.3:1.
	 The FSR limit for the various components of this key site is to enable increased residential densities proximity to the public transport system consistent with the State plans, policies and strategies and The Hills Local Strategy.
	 The site has frontage to an arterial road along Pennant Hills Road.  For sites in this position in the hierarchy, more substantial buildings are appropriate.
	 The site is within 400m of the train station, accordingly a higher FSR is appropriate to maximise public transport usage.
	 Due to the electricity line and floodway easements, the building footprint is limited to 40% of the site.  This allows adequate deep soil provision.
	 Open space on the site is concentrated in the centre of the site so as to maximise its ability to operate in conjunction with the open space of the electricity easement that runs east west through the site.
	 12m setback from the centre line of the high voltage power lines.
	 6m side setbacks
	 6m setback to Shirley Street.
	 10m setback to Pennant Hills Road.
	5.4.1. Development Controls
	5.5. BLOCK 5: SERVICE STATION SITE ON CORNER OF PENNANT HILLS ROAD AND JENKINS ROAD

	 The eighteen (18) storeys are proposed for the tower element of the building due to its close proximity to the train station.
	 The tower proposed on this key site is aligned to minimise its overshadowing of land to the south.
	 The tower element is to have a similar axial alignment to the tower elements on the key sites in the Thallon Street area.  This is a compatible contribution to the more prominent urban form of the village centre close to the station.
	 The four storey podium proposed is to impart a comfortable scale to the street frontage that is compatible with the podiums containing active uses in the Thallon Street area.
	 The FSR limit for this site has been determined due to the limiting effect of site constraints and the lack of opportunity to amalgamate with other sites.
	 No restrictions apply to building footprint due to the highly constrained nature of the site.
	 6m from the site’s northern and eastern boundaries.
	 3m from Pennant Hills Road and Jenkins Street.
	 0m for the tower façade at the apex of the street corner.
	5.5.1. Development Controls
	5.6. BLOCK 16: BUNNINGS SITE AT CORNER OF POST OFFICE STREET AND PENNANT HILLS ROAD

	 The nine (9) storey tower element of the building proposed on this key site is located parallel to Pennant Hills Road.
	 Two storey podium proposed is to impart a comfortable scale to the street frontage that is compatible with the podiums containing active uses in the Pennant Hills Road area.
	 The FSR limit is appropriate for a landmark building at a gateway to the Precinct.
	 Minimum 10m setback from Post Office Street and Pennant Hills Road to allow for pedestrian circulation space and active uses on the street frontage.
	 Minimum 6m setback from Shirley Street and side boundaries.
	5.6.1. Development Controls
	5.7. INFORMATION REQUIRED FOR A DEVELOPMENT APPLICATION


	Attachment 6 - The Hills DCP 2012 PDS14 Target Site Corner Windsor Road and Seven Hills Road Baulkham Hills.pdf
	1. INTRODUCTION
	1.1. LAND TO WHICH THIS SECTION APPLIES

	 Lots 2, 3 and 4 DP 216713, Nos 6 - 8 Seven Hills Road;
	 Lots 21 and 22 DP 588810, Nos 2 and 4 Seven Hills Road;
	 Lot 1 DP 619055, Nos 346 - 350 Windsor Road;
	 Lot 18 DP 659904, No. 344 Windsor Road; and
	 Lot 9 DP 28197, No. 27 Yattenden Crescent.
	1.2 OBJECTIVES OF THIS SECTION OF THE DCP
	(i) To provide detailed design and environmental standards for the development of the Target Site.
	(ii) To provide a mixed use commercial development that relates compatibly to existing and future adjoining development.
	(iii) To encourage an innovative and imaginative design with particular emphasis on the integration of commercial, retail and residential uses with a publicly accessible plaza.
	(iv) To provide a safe and attractive pedestrian environment supporting a new through site link with retail and commercial anchors.
	(v) To provide flexible buildings that can accommodate different uses in response to changing needs.
	(vi) To clearly define public and private domains;
	(vii) To create a residential neighbourhood with opportunities for local shopping, employment and a dining/ entertainment hub.
	(viii) To provide safe and convenient vehicle access to and from the site that minimises traffic impacts on local residents; and,
	(ix) To ensure that the development applies the Principals of Ecologically Sustainable Development.
	1.3 DESIGN EXCELLENCE

	Process
	Submission Requirement
	2. DEVELOPMENT OVERVIEW
	2.1. REGIONAL CONTEXT
	2.2. STRATEGIC OPPORTUNITIES AND CONSTRAINTS OF THE BAULKHAM HILLS TOWN CENTRE STUDENT/ FINAL MASTERPLAN

	3. SITE OPPORTUNITIES AND CONSTRAINTS ANALYSIS
	3.1. INTRODUCTION
	(i) To encourage a comprehensive approach to site planning, design and assessment of the development.
	(ii) To facilitate assessment of how future buildings relate to their immediate surroundings and each other.
	(iii) To facilitate development of a design that minimises the negative impacts on the amenity of adjoining development.
	(iv) To ensure that development is appropriate to the sites capability and suitability for the development proposed.
	(v) To minimise impacts of the development on the environment with regard to the principals of ESD.
	3.2. LANDFORM

	 The hilltop is the “5 ways” focal point of Baulkham Hills Town centre and provides the opportunity for a landmark development with high exposure to both the street frontages.
	 The level change from the street frontage to the rear is 13 metres.  This allows a building with commercial uses on the perimeter of the site to act as an acoustic barrier to a courtyard in the centre of the site.  This acoustic barrier will also sh...
	 The level change and orientation of the allotments provides good solar access and views to the south.
	 Development on the site may include more than one pedestrian access point and a through site link.
	 The level change across the site allows the building to have internal “zones” of different function that are vertically separated but linked by circulation spaces and courtyards.
	 Overshadowing of adjoining residential sites due to topography and north-south orientation.
	3.3. VIEWS

	 Council’s Masterplan identifies the subject site as occupying a visually dominant position within the Baulkham Hills Town Centre and close to the majority of services offered by the centre.
	 The site is suitable for a gateway / landmark building offering district views in all directions, particularly to the south.
	 Possibility of overlooking into adjacent residential dwellings.
	3.4. SURROUNDING DEVELOPMENT, INFRASTRUCTURE AND USES

	 To enhance the streetscape and provide a focal point within the southern precinct of the Town Centre by replacing existing built form with a development that provides a landmark tower and activity focus.
	 To provide an active street interface with Seven Hills Road and Windsor Road with well defined entry points located on existing pedestrian desire lines.
	 To utilise the frontage to one local street and two arterial roads to achieve a high level of vehicle accessibility.
	 Noise from Seven Hills and Windsor Roads will influence on the distribution of uses within the building.
	 Street width and car parking on Yattenden Crescent.
	 Overshadowing of neighbouring properties will influence building design.
	 Building massing to be sympathetic to the heritage curtilage of the Bull and Bush Hotel.
	3.5. HERITAGE

	 The Bull and Bush Hotel opposite the site contributes to the visual variety and vitality of the southern part of the Town Centre.  The hotel use is compatible with the mixed use nature of the development proposed by this Section of the DCP.
	 To provide a recessive roof form that minimises the visual impact of the Target Site on the setting of the Bull and Bush Hotel.
	3.6.  TRAFFIC AND ACCESS

	 Seven Hills Road / Arthur Street
	 Arthur Street / Yattenden Crescent
	 Arthur Street / Charles Street
	3.7. LANDSCAPE AND VEGETATION

	 An existing group of well established eucalypt trees on the Yattenden Crescent frontage is a visual and screening asset.
	 Limited possibilities for street tree planting on three frontages due to likelihood of road widening by RMS.
	3.8. DRAINAGE

	 Deep soil area on site is linked to Yattenden Crescent nature strip to allow subsoil drainage.
	 An overland flow path has been identified on the western boundary of the site along a pathway owned by Council in which an existing stormwater drainage line is located.
	 The redevelopment of the site will have a similar proportion of hard surface area supplemented by communal open space and soft landscaped area.  Development on the site should not increase the volume and rate of offsite stormwater discharge downstream.
	3.9. SITE HAZARDS

	4. DEVELOPMENT FRAMEWORK
	4.1. VISUAL IMPACT

	 Provide a gateway landmark by placing a strong visual element of 14 storeys generally at the apex of the corner.
	4.2. URBAN STRUCTURE

	 Provide an appropriate transition in form to the future development along Yattenden Crescent and allow solar access and privacy to that development in accordance with Council’s standards.
	 Provide afternoon sunlight to “rear” and plaza areas of development.
	 Provide efficient access to basement parking levels.
	 Provide a stepped street wall along Windsor Road that reflects the slope of the topography.
	 Consist of the development of Site 1 and 2 in a coordinated manner such that each can function independently of the other unless they are amalgamated prior to development.
	4.3. HERITAGE

	 Demonstrate that the massing and roof form of the building opposite the Bull and Bush Hotel is broken up and modulated by openings and lower scale, lighter building elements so as to respect the scale and curtilage of the Bull and Bush Hotel.
	4.4. LAND USE AND DENSITY

	 Ensure a mix of uses that will provide commercial and social activity throughout the day and into the evening in a manner compatible with the residential uses and complimentary to the remainder of the town centre.
	 Take advantage of the site’s position on the south end of the town centre to “commence” the revitalisation of the south end.
	 Provide a multi unit development comprising a range of residential unit types.
	 Provide a public plaza on the podium allowing for sunlight to open space and restaurant areas.
	 Use buildings to provide acoustic buffering from road noise to the podium plaza public open space.
	 Position residential units in the upper levels of the development away from road noise by elevation.
	4.5. ACCESS

	 Provide improved pedestrian access along the street frontage as well as through site links.
	 Provide a logical separation of uses within the building related to street level access, basement supermarket, plaza activity, lunchtime visitors and after hours amenity of residents in upper levels.
	 Provide convenient pedestrian access to shopping / restaurants for local Yattenden Crescent residents.
	 Provide commercial deliveries and commercial waste collection vehicle entry to Site 1 from Windsor Road only.
	 Provide vehicular access to and from Yattenden Crescent for residents and persons accessing retail and employment within the site.
	 Provide vehicular access from Yattenden Crescent for vehicles collecting residential waste.
	 Provide commercial and waste collection vehicle and residential vehicle entry from Seven Hills Road to Site 2 for off street collections and deliveries unless Site 2 is amalgamated with Site 1, in which case access for these vehicles must be from Wi...
	 Provide access to site 1 for residential vehicles from Windsor Road.
	4.6. LANDSCAPE AND CHARACTER

	 Provide deep soil and planting appropriate for the Yattenden Crescent frontage.
	 Provide landscaping to the podium that is appropriate for the public usage of the space.
	5. DESIGN PRINCIPLES
	6. OBJECTIVES AND DEVELOPMENT CONTROLS
	 Part B Section 5 – Residential Flat Buildings
	 Part B Section 6 - Business
	 Part C Section 1 - Parking
	 Part C Section 3 - Landscaping
	 Part C Section 4 – Heritage
	 Part C Section 6 – Flood Controlled Land
	 Part D Section 10 - Baulkham Hills Town Centre
	6.1. BUILDING AND CEILING HEIGHTS

	Objectives
	(i) To minimise overshadowing of adjoining properties.
	(ii) To create a landmark building within Baulkham Hills Town Centre.
	(iii) To vary the height of the building to respond to the topography of the site, and to be compatible with the height of future adjoining development.
	(iv) To provide adequate clearance at the ground level to all buildings to permit flexibility in the use of ground floor spaces.

	Development Controls
	Note. Refer to Clauses 4.3 Height of buildings, Clause 7.7 Design excellence and Height of Buildings Maps of The Hills LEP 2012.
	(a) Maximum building heights above the podium level shall be in accordance with the building heights shown in Figure 10.
	(b) The height of the podium when viewed from Yattenden Crescent shall be no more than 3 storeys.
	(c) The ceiling height of the ground floor at the podium level shall be a minimum of 3.3m to promote flexibility in use.
	(d) The public plaza (podium) level of the podium will be at the level of Seven Hills Road.
	(e) The floor level of any residential room must be no lower than 1 metre below natural ground level.
	(f) On Site 1 the frontage of the building facing the western boundary should not exceed six storeys as measured above natural ground level, in accordance with Figures 13 to 22. The upper two storeys must be set back in accordance with Figures 17 and ...
	(g) On Site 1 the building street frontage to Yattenden Crescent, should not exceed six storeys above natural ground level. Levels above the podium are to be set back in accordance with Figures 16 and 17 (Level 2 and 3 setbacks) to reduce perceived bu...
	(h) The controls in (f) and (g) do not apply to any portion of the building that is a lift shaft, lift well or lift overrun.

	Submission Requirements
	A Heritage Impact Statement addressing the impact of the development on the Bull and Bush Hotel.
	6.2. DENSITY AND FLOOR SPACE RATIO

	Objectives
	(i) To provide sufficient unit density and commercial floor space to create a landmark building on the northern corner of the subject site.
	(ii) To provide residential apartment building development with a high level of amenity.
	(iii) To provide high density residential and commercial development to take advantage of proximity to Town Centre jobs, services, amenities and public transport.

	Development Controls
	6.3. COORDINATION OF DEVELOPMENT

	Objectives
	(i) To ensure that the site (sites 1 and 2) develop in a coordinated manner.

	Development Controls
	(a) Site 1 consists of Lot 21 DP 588810, No 2 Seven Hills Road, Lot 1 DP 619055, Nos 346 - 350 Windsor Road, Lot 18 DP 659904, No. 344 Windsor Road, and Lot 9 DP 28197, No. 27 Yattenden Crescent. Site 2 consists of Lots 2, 3 and 4 DP 216713, Nos 6 - 8...
	(b) Development on the site must demonstrate that in the development of either site, that Site 1 and 2 will be compatible in design and function, particularly with regard to the uses of the podium and vehicular and pedestrian access.
	(c) Development either site must not restrict or adversely impact upon the ability of the other site to function or develop to its envisaged potential.

	Submission Requirements
	 Any application for development of Site 1 or 2 shall clearly illustrate the relationship between the two sites.
	6.4. DISTRIBUTION OF USES

	Objectives
	(i) To ensure that uses within the site will be complementary, function efficiently, minimise impacts on the adjoining properties and provide amenity and convenience to residents and visitors to the Town Centre.
	(ii) To ensure that uses are well located within the site and contribute to an active plaza area and street frontage.

	Development Controls
	(a) The distribution of uses within the development shall be generally in accordance with Figure 12.
	(b) Active frontages are to be provided within the plaza and arcade areas, and ground, first and second levels fronting Windsor and Seven Hills Roads.
	Figure 12 Proposed development land uses
	(c) A variety of uses are to be incorporated into the site to encourage an active and vibrant pedestrian plaza.
	(d) The supermarket shall be easily accessible from the plaza and basement parking areas, and designed so that it supports the activation and viability of the uses located within the plaza.
	(e) Commercial and retail uses on site shall be easily accessible from the plaza and basement parking areas.
	(f) The Yattenden Crescent frontage of the development shall be activated with residential uses and amenities and commercial / retail uses wherever possible to minimise the presentation of basement parking to the street.

	Figure 12 shows the proposed building uses:
	6.5. SETBACKS

	Objectives
	(i) To provide setbacks to Windsor Road and Seven Hills Road that indicates the commercial areas of the site.
	(ii) To provide setbacks that minimise adverse impacts such as overshadowing and loss of privacy to adjacent residential development.

	Development Controls
	(a) Building setbacks shall be in accordance with the setbacks shown in Figures 13 - 22 (over page).
	6.6. BUILDING SEPARATION

	Objectives
	(i) To ensure privacy between buildings, particularly to living spaces and private open space.
	(ii) To minimise the visual impact of apartment buildings by reducing their apparent bulk and scale and promoting suitable landscaping between buildings.

	Development Controls
	(a) The minimum separation between buildings shall comply with the requirements of SEPP65 and enable the provision of a central plaza as illustrated in Figures 13 to 22.
	6.7.  BUILDING DEPTH

	Objective
	(i) To provide adequate amenity for future building occupants in terms of sun access and natural ventilation.

	Development Controls
	(a) Building depth shall be in accordance with setback dimensions shown on Figures 13 to 22.
	6.8. BUILDING ARTICULATION

	Objectives
	(i) To produce buildings of high architectural quality that makes a positive contribution to the urban design of the Town Centre.
	(ii) To ensure that building elements are integrated into the overall building form and façade design.
	(iii) To ensure that buildings respond to environmental conditions such as noise, sun, breezes, privacy and views.

	Development Controls
	(a) Facades are to be designed with a minimum 500mm in depth of articulation measured either horizontally or vertically, to limit the expanse of flat surfaces.
	(b) Columns, beams, floor slabs, balconies, window openings and fenestration, doors, balustrades, roof forms and parapets, should be used to modulate the façade with a high quality architectural resolution and use of materials and finishes.
	(c) Facades are to be composed with an appropriate scale and proportion, which respond to building use and the desired character by:

	 Expressing the internal layout of the building, for example, vertical bays or its structure;
	 Articulating building entries with awnings, porticos, recesses, blade walls and projecting bays;
	 Selecting balcony types which respond to the street context, building orientation and residential amenity. Cantilevered partially recessed, or wholly recessed will all create difference façade profiles;
	 Using a variety of window types to express the various elements of new buildings; and
	 Incorporating architectural features which give human scale to the design of the building at street level. These can include entrance porches, awnings, colonnades, pergolas and fences. Recessed balconies and deep windows may be used to create articu...
	(d) Facade design is to reflect the orientation of the site using elements such as sun shading as environmental controls.
	(e) Building services such as drainage pipes, lift towers, air conditioners, vents etc are to be integrated into the design of the building to minimise their prominence.
	(f) A breezeway with extended ceiling height of 2-3 storeys shall be provided at the corner of Seven Hills Road and Windsor Road, aligned with Old Northern Road providing a direct line of sight into the plaza.
	6.9. UNIT LAYOUT AND DESIGN

	Refer to Part B Section 5 - Residential Flat Buildings.
	Objectives
	(i) To ensure that individual units are of a size sufficient to meet the needs of residents.
	(ii) To ensure the layout of units is efficient and units achieve a high level of residential amenity.
	(iii) To ensure designs utilise passive solar efficient layouts and maximise natural ventilation.
	(iv) To provide a mix of apartment types and size to accommodate a range of household types and promote affordable housing.

	Development Controls
	(a) A minimum of 10% of the residential component of the development is to comprise studio or 1 bedroom residential flats.
	(b) A minimum of 10% of the residential component of the development is to comprise 3 bedroom residential flats.
	(c) The minimum internal floor area for each unit, excluding common passageways, car parking spaces and balconies shall not be less than the following:
	(d) 2 bedroom units at Type 1 size shall not exceed 50% of the total of two bedroom units.
	(e) 3 bedroom units at Type 1 size shall not exceed 50% of the total of three bedroom units.
	(f) Unit layouts that achieve the above are required to comply with SEPP 65 and the Residential    Flat Design Guidelines.
	6.10. PEDESTRIAN ACCESS

	Objectives
	(i) To improve the existing pedestrian link from the corner of Seven Hills and Windsor Road to Yattenden Crescent.
	(ii) To facilitate interesting, safe and pleasant walking routes as identified by the Baulkham Hills Town Centre Masterplan.
	(iii) To ensure that residents, including disabled persons, users of strollers and wheelchairs and people with bicycles, can enter the site and apartments with minimal effort.

	Development Controls
	(a) Pedestrian access to the site shall be provided in accordance with Figure 23 including the provision of a publicly accessible link from Yattenden Crescent to Windsor Road.
	(b) Pedestrian entries to residential buildings shall be designed to be clearly differentiated from entries to public buildings.
	(c) Pedestrian entries to residential buildings shall be designed to allow safe and secure access for residents.
	(d) Convenient access from the podium to lower levels is to be provided by lift and a travelator with a light well.
	6.11. VEHICULAR ACCESS AND PARKING

	Objectives
	(i) To ensure that vehicular access can be gained to the site based on sound traffic management principles.
	(ii) To ensure that vehicular movement is conducted in a safe and efficient manner.
	(iii) To ensure that all car parking demands generated by the development are accommodated on the site.

	Development Controls
	(a) Parking is to be provided in the development at the following rates:
	(b) Provide vehicular access points and traffic arrangements in accordance with the RMS requirements at the following locations:
	 Windsor Road Access and Deceleration Lane
	 Seven Hills Road Access
	 Yattenden Crescent Access
	 Vehicle Access Generally

	Submission Requirements
	 Site plan showing the number of car parking spaces, calculations and the dimensions of all parking spaces and driveway widths.
	 Traffic study identifying the impact of the proposed development on arterial and local streets.
	6.12. OPEN SPACE AND COMMUNAL RESIDENT FACILITIES
	6.12.1. Public Open Space: Plaza


	Objective
	(i)  To provide a publicly accessible plaza that               provides opportunities for entertainment, passive recreation, retailing and dining.

	Development Controls
	(a) A publicly accessible plaza is to be provided as shown in Figure 25. The plaza shall be accessible from Seven Hills Road, Windsor Road and Yattenden Crescent.
	(b) The plaza shall be provided with suitable landscaping and be architecturally designed to create a pleasant and active environment.
	6.12.2. Private Open Space & Communal Facilities

	Objectives
	(i) To provide private open space for each unit that is an extension of the dwelling for the enjoyment of residents.
	(ii) To provide residential communal outdoor space suitable for informal and passive recreation for all residents of the development.
	(iii) To provide communal recreational facilities for the enjoyment of residents.

	Development Controls
	(a) Private open space shall be provided for all residential units. At least one balcony or terrace space per unit shall have a minimum area of 10m2 and a minimum depth of 2.5m.
	(b) Residential communal outdoor open space shall be provided on rooftops generally in accordance with Figure 25. The total of such shall be equivalent to the rate of 2m2 per dwelling.
	(c) The design and location of common open space is to ensure privacy to nearby units and adjacent properties is maintained.
	(d) The orientation and location of common open space should maximise solar access during winter and provide shade in summer.
	(e) Common open space areas must be sufficient in size to enable them to be used for passive recreational activities, or be capable of growing substantial vegetation to be provided in roof gardens designed to provide for a range of appropriate recreat...
	(f) All residential communal open spaces must be accessible by a residential lift.
	(g) A gym that is accessible to all residents shall be provided on the site.
	(h) The placement of any gym or swimming pool is to give priority to the minimisation of noise and disturbance to residents and neighbours.

	Submission Requirements
	 Plans are to indicate those areas including dimensions of any part of the site to be used for private and common open space.
	6.13. PUBLIC IMPROVEMENT ROADWORKS

	Objectives
	(i) To provide public improvement road works to contribute to the orderly development of the site and effectively manage additional traffic.
	(ii) A condition of development consent may be imposed if it requires the carrying out of works (whether or not being works on land to which the application relates) relating to any matter referred to in Section 79C(1) applicable to the development th...

	Development Controls
	(a) The following public roadwork improvements shall be provided prior to the completion and occupation of the development: -

	 Widening of the carriageway of Yattenden Crescent on the northern side (from the development site up to and including No. 45 Yattenden Crescent) by 1.7m.
	 A roundabout at the entrance to the development  site on Yattenden Crescent.
	 A 1.5m wide concrete footpath from the development site to Arthur Street on the northern side of Yattenden Crescent and along the eastern side of Arthur Street to Seven Hills Road.
	 An extension of the median island in Seven Hills Road to restrict the access to left-in-left out.
	(b) The design of the development shall include the provision of a footprint for the pedestrian bridge at a location and appropriate elevation that meets the requirements of the RMS and provides convenient access for pedestrians travelling through the...
	6.14 SOLAR ACCESS AND    OVERSHADOWING

	Objectives
	(i) To orient the development in a way that best allows for appropriate solar access and shading, to ensure energy efficient outcomes in accordance with Council’s ESD objective 5.

	Development Controls
	(a) To ensure that daylight access is provided to all habitable rooms and encouraged in open spaces.
	(b) Buildings must be designed to ensure that adjoining residential buildings (including those on Yattenden Crescent), and the major part of their landscape receive at least four hours of sunlight between 9am and 3pm on 21 June.
	(c) Orient and design living areas within buildings to maximise access to direct sunlight where possible. Ideally, face the living areas up to 30 degrees east and 20 degrees west of true north.
	(d) Shading devices shall be incorporated into the design of the development including eaves, verandahs. pergolas, awnings , plantings, blade walls and louvres (horizontal for north facing and vertical for east and west facing windows) .
	(e) Rooftop residential communal open space areas must receive at least four hours of sunlight between 9am and 3 pm on 21 June.
	(f) The plaza area is to receive at least three hours of sunlight between 11am and 3 pm on 21 June.

	Submission Requirement
	 Shadow diagrams indicating the effect of shadows at 9am, 12pm and 3pm on June 21 at a minimum.
	6.15 PRIVACY – VISUAL AND ACOUSTIC

	Objectives
	(i) To site and design buildings to ensure visual privacy between dwellings and buildings in accordance with ESD objective 7.
	(ii) To avoid overlooking of living spaces in dwellings and private open spaces.
	(iii) To contain noise within dwellings and communal areas without unreasonable transmission to adjoining dwellings.
	(iv) To ensure that building appearance and internal amenity of public plaza is not impacted by acoustic measures.

	Development Controls
	(a) Minimise direct overlooking of main internal living areas and private open space of dwellings both within and between buildings through building design, window locations and sizes, landscaping and screening devices.
	(b) Consider the location of potential noise sources within the development such as common open space, the plaza, service areas, driveways and road frontages, and provide appropriate measures to protect acoustic privacy such as careful location of noi...
	(d)  Where acoustic treatment such as double glazing is proposed, mechanical ventilation shall be provided in accordance with the requirements of AS 1668.2: Mechanical Ventilation for Acceptable Indoor Air Quality.
	(e)  Air conditioning plant and equipment is to be located and screened so as to avoid a negative visual impact on the building appearance when viewed from public space including the on-site plaza. A centralised system is required.
	(f)   Conflicts between noise, outlook and views are to be resolved by using design measures such as double glazing, operable screens to balconies and privacy walls where they do not conflict with streetscape or other amenity requirements.
	(g)  Developments are to be designed to minimise noise transmission between apartments by locating similar uses next to each other and by using storage or circulation zones within an apartment to buffer noise from adjacent apartments, mechanical servi...
	(h) The buildings shall be designed to minimise noise from known noise sources at any time and as far as possible minimise noise entering open windows and doors.


	Submission Requirement
	 Commercial / shop uses that require to operate in the evening or are located within the plaza; and residential uses.
	 The report is to address and make recommendations with regard to noise and vibration generated by heavy vehicles and the adjoining area using Windsor and Seven Hills Roads. The recommendations of the report are to be incorporated into the design and...
	 The report shall also address AS3671 – Road Traffic Noise Intrusion Guidelines and AS 1668.2 – The use of mechanical ventilation and air conditioning in buildings – mechanical ventilation for acceptable indoor air quality.
	6.16 SAFETY BY DESIGN

	Objectives
	(i) To ensure principles of CPTED are incorporated into the design of the development.
	(ii) To ensure that the development provides a safe environment for residents, employees and visitors.

	Development Controls
	(a) The safety and security of the public domain/roads/open space network is enhanced by increased activity and surveillance provided by:

	 Retail and commercial uses at ground level shall address the internal plaza area and Windsor and Seven Hills Roads to provide passive surveillance, encourage movement and increase safety;
	 Kitchens and living rooms, frequently with balconies, shall be located at the front of the apartments, overlooking all public areas and communal courtyards to provide passive surveillance, increase safety and add amenity; and
	 Provide sufficient lighting in public and community areas to enhance security and permeability.
	Submission Requirement
	 Applications for the redevelopment of the site shall address Council's "Designing Safer Communities: Safer by Design Guidelines”.
	 The application should particularly consider the safety, security, management, visibility and access to all through-site pedestrian links and the pedestrian plaza.
	6.17 LANDSCAPING

	Objectives
	(i) To provide a satisfactory relationship between buildings, landscaping areas and adjoining developments.
	(ii) To minimise stormwater runoff and provide the opportunity for on-site groundwater recharge in accordance with Council’s ESD objective 3.
	(iii) To ensure a high standard of environmental quality or apartment building developments and the overall visual amenity and character of the neighbourhood.
	(iv) To ensure that landscaped areas can be efficiently maintained.
	(v) To ensure that existing trees are given every opportunity to be retained on the site.
	(vi) To ensure that vegetation removed as a part of the land development process is replaced by suitable indigenous species in accordance with Council’s ESD objective 4.
	(vii) To minimise bulk and scale of the development.

	Development Controls
	(a) Landscape design is to relate to the scale of the development and should consist of both softscape (trees, shrubs, groundcovers and grass) and hardscape elements.
	(b) Vegetation adjacent to Yattenden Crescent is to be retained and supplemented.
	(c) Landscaping shall be provided on the podium level.
	(d) Deep soil planting shall be provided to the Yattenden Crescent frontage and along the western boundary of the site as shown on Figure 25.
	(e) Street trees shall be provided in accordance with Council’s guidelines.
	(f) Indigenous species are to be used to maintain a strong natural theme for the neighbourhood, owing to their low maintenance characteristics, relative fast growth, aesthetic appeal and suitability to the natural habitat.
	(g) Landscaping is to be provided in accordance with Part C Section 3 – Landscaping of this DCP.
	(h) The landscape design shall take into consideration the safety of residents and permit natural surveillance of common areas and pathways.

	Submission Requirements
	 Landscape Plan
	6.18  WATER SENISITVE URBAN DESIGN

	Objectives
	(i) Ensure waterways and downstream drainage systems are protected during construction and post construction phases of development.
	(ii) Ensure new developments do not place an increased flood risk to private and public property, and where possible, reduce the impacts of nuisance flooding to a level acceptable to the community.
	(iii) Reduce potable water demand through water sensitive urban design initiatives.

	Development Controls
	(a) The best practice principles of WSUD are to be applied during the construction and post construction phases of development. Schemes that promote water capture, reuse initiatives and water quality management measures, as described in documents incl...
	 On-site Stormwater Detention Handbook, Version 4 2005, UPRCT;
	 Australian Runoff Quality, Engineers Australia, 2006;
	 Water Sensitive Urban Design – Technical Guidelines for Western Sydney, May 2004, Prepared for UPRCT by URS.
	are required for all new commercial and residential development, or where the increase in impervious area over a site is greater than 150 square metres. Common open space and publicly accessible courtyard areas may be utilised for WSUD initiatives.

	7.0 INFORMATION REQUIRED FOR A DEVELOPMENT APPLICATION
	 Fees
	 Consent of all owners
	 Internal layout & floor areas
	 Elevations
	 Illustrate relationship between Sites 1 & 2
	 Delineate public and private spaces
	 Including on-site detention







