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For further information about any matter raised in the submission please contact:  

 Elliott Hale 

General Manager, Policy, Media and Government Relations 

02 9262 1214 

ehale@udiansw.com.au  

 Sam Stone 

Manager, Policy and Research 

02 9262 1214 

sstone@udiansw.com.au  

 

 

 

ABOUT THE UDIA 

Established in 1963, the Urban Development Institute of Australia (UDIA NSW) is the oldest industry group 

representing the property development sector. Our 500 members include developers, engineers, 

consultants, local government, and utilities. Our advocacy is focussed on developing liveable, connected, 

and affordable cities.  
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INTRODUCTION 

The Urban Development Institute of Australia (UDIA) NSW is the leading industry organisation for the 

property development sector of NSW. We represent over 500 organisations and our members include 

developers, regulators, and leading professional advisors. Local councils, particularly growth area councils, 

are also active members of the Institute. The Institute’s advocacy is focused on creating more liveable, 

affordable and connected cities.  

 The Marsden Park North Precinct Plan is welcomed in principle. UDIA NSW has long advocated for the 

need to provide clear, coordinated land use planning in Sydney’s Growth Centres. UDIA NSW recommends 

this planning be coordinated and reported through a consolidated Urban Development Program (UDP) for 

the Sydney Metropolitan Area. We wish to meet with the Department to discuss our concerns and the 

Marsden Park North precinct more fully as part of a continuing conversation about our growing city.  

Since the introduction of Sydney’s Growth Centres in 2006, issues of housing affordability, population 

growth and new rail lines have emerged, as continual important issues. It is important that Precinct Plans 

in these Centres address these issues through appropriate residential densities, local infrastructure and 

open space.  

However, the Marsden Park North Precinct Plan may well result in negative repercussions for housing 

supply, affordability and diversity. This submission develops those concerns and includes 

recommendations to address this. 

UDIA NSW has consistently argued against the imposition of dwelling caps in the Growth Centres.  This is 

because they have the potential to stymy housing diversity and deliver fewer dwellings than intended due 

to the way dwelling density is calculated. 

 

MAXIMUM DWELLING CAPS 

Minimum density controls in the Sydney Growth Centres have typically delivered a density of housing 

product of around 18-23 dwellings per hectare on R2 zoned land and around 32-40 dwellings per hectare 

in R3 zoned land.  

By comparison, the proposed Marsden Park North Plan would result in a density range of 15-25 dwellings 

per hectare on R2 and 25-35 dwellings per hectare on R3 land. These caps would have a significant impact 

on active development projects as well as the feasibility of more diverse housing types in R2 and R3 zoned 

land. They would remove the ability and incentives for developers to deliver housing diversity. 

Density is calculated based on the net developable area (NDA) of a site within a specific development 

application, not estate wide. NDA includes the residential lot area, plus half the width of adjoining roads. 

Examples of this calculation are provided below for conventional lots and the density they deliver: 

450m2 Lots 

At the establishment of the Growth Centres, 450m2 lots were considered to be the 

standard lot size. Based on a local road width of 16m, a 15m wide, 450m2 lot, has a NDA 

570m2. If a whole site was developed based on this simple lot metric, it would deliver a 

density of 17 dwellings per hectare as a conventional subdivision. 
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300m2 Lots 

300m2 lots are now considered to be the standard lot size. Based on the same road width a 10m 

wide, 300m2 lot has a NDA of 380m2 and equates to a density of 26 dwellings per hectare. 

The application of a caps on R2 zoned land of 25 dwellings per hectare would seem appropriate for 

conventional subdivision. However, densities are not based over an entire precinct (this would be too 

complex to administer for Councils) or even estates. Establishing caps delivers unintended consequences 

for R2 zoned land because many housing types desired in this zone cannot be delivered, as illustrated in 

the table below: 

Net Developable Area (NDA) of different housing types 

Dwelling Type 
Minimum 

Lot Size 
Lot Details 

Half Width 

Road Area 
Total NDA 

Equivalent 

Density 

Attached Dwellings  

(Front loaded 7 pack) 

1,500m2 1,505m2 

60m x 25.5m 

(5m splay) 

913m2 2,418m2 29.0dw/ha 

Attached Dwellings  

(Rear loaded 9 pack) 

1,500m2 1,725m2 

60m x 30m 

(5m splay) 

985m2 2,710m2 33.2dw/ha 

Dual Occupancy – Corner Lot 500m2 501m2 

16m x 30m 

(5m splay) 

380.5m2 881.5m2 22.7dw/ha 

Dual Occupancy  500m2 510m2 

17m x 30m 

136m2 646m2 30.9dw/ha 

Manor Home – Corner Lot 600m2 600m2 

20.5m x 30m 

(5m splay) 

416.5m2 1016.5m2 39.4dw/ha 

Semi-detached Dwelling -Front 

Loaded  

400m2 450m2 

18m x 25m 

144m2 594m2 33.7dw/ha 
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Studio Dwelling and Secondary 

Dwellings – Corner Lot 

450m2 453m2 

15.5m x 30m 

(5m splay) 

376.5m2 829.5m2 24.2dw/ha 

Secondary Dwelling 450m2 450m2 

15m x 30m 

120m2 570m2 35.1dw/ha 

The imposition of the caps would result in a worse community outcome, as it promotes homogeneity. 

Limits the ability to create streetscape, place-making, and diminishes the urban sphere in greenfield release 

areas. UDIA recommends establishing a sensible conversation within the community about affordability, 

liveability, and amenity, including realistic measures to deliver the community’s objectives.  

 

RESIDENTIAL DEVELOPMENT BETWEEN THE 1-IN-100 YEAR 

AND THE PROBABLE MAXIMUM FLOOD LEVELS 

The proposed maps indicate the areas impacted by the Probable Maximum Flood (PMF) and limit 

residential density in these areas to 15-20dw/Ha, rather than 15-25dw/Ha.  The total number of dwellings 

within this area is also capped at 4,100. There is a cap of 6,224 dwellings across the precinct.  

UDIA NSW notes that the Hawkesbury-Nepean Valley Flood Management Directorate’s examination of 

flood scenarios and evacuation requirements is ongoing, and the current evacuation scenarios seem overly 

conservative, resulting in unreasonable dwelling caps.  The evacuation scenarios rely on extreme events 

that are likely to occur once in 10,000-100,000 years, as well as making very conservative assumptions 

about warning times, resident volumes in the Precinct at any given time, and evacuation route decisions. 

The result of this unreasonably conservative approach to flood management is a negative impact on 

housing supply and affordability, both by reducing dwelling densities, and applying additional built form 

controls that would add approximately $55,000 to the cost of a dwelling in these areas which detrimentally 

affects housing affordability.   

There also needs to be a consistent approach to how a property is noted as flood prone on a planning 

certificate. UDIA does not support the suggestion that land above the 1:100 but below the PMF flood line 

should be noted on the planning certificate, as it would create unnecessary additional concerns for 

purchasers and highlights an extremely low likelihood flood event.  

UDIA NSW recommends that consistent dwelling densities be applied to all land above the 1-in-100 year 

flood level. There also remains a lack of clarity around controlling maximum densities. The standard 

example is what becomes of the 18 dw/ha if an early homebuilder decides to build a secondary dwelling. 

We are concerned this may increase density in other parts of the precinct.  

UDIA NSW recommends removing section 6.2 of Schedule 9 of the DCP relating to ‘wet flood proofing’ as 

these controls will add $55,000 to the costs of a family home which detrimentally affects housing 

affordability.  

 



 

UDIA NSW RESPONSE: MARSDEN PARK NORTH DRAFT MASTERPLAN | p.5 
 

 

INDICATIVE LAYOUT PLAN ISSUES 

The ILP for Marsden Park North needs to build on the experience of past ILPs that are continuing to 

complicate development elsewhere in the Sydney Growth Centres. In many instances ILPs are being treated 

as the rule, not a guide. Transport corridors need to be flexible. We note a series of housekeeping 

amendments to the Growth Centres SEPP is currently on exhibition there are amendments where the 

changes are not visible on the maps, therefore, we consider there should be greater flexibility in the 

application of ILPs by state and local government.  

For example, guidance should be given in the ILP and DCP as to which local roads are shown in their final 

alignment and which can be changed to suit individual developers’ building typologies and staging.  This 

has been used well in some DCPs such as Box Hill as it provides certainty on layouts for all of the individual 

land owners.  

In previous ILPs, lot depth has been overlooked in some cases resulting in lots over 40m deep. This is 

inefficient and does not reflect the housing product that is in demand, particularly in areas where 

developers may be seeking shallower lots with wider frontages to create street-frontages. The ILP should 

be reviewed to ensure that lot depths are as close to 30m as practical We consider there needs to be fewer 

restrictive controls, or flexibility to enable the best community outcome to be achieved.  

Industry requires certainty from other agencies. We expect there needs to be mapping updates by separate 

agencies after gazettal, for example bio-certification maps and flood prone land maps. 

There is also a critical need to secure the required infrastructure through acquisition to provide flood 

evacuation routes, for example, Robert Street north of Walker Parade is identified as a flood evacuation 

route but not zoned SP2 or identified for land acquisition.  

Laneways are to be publicly owned not share ways, there needs to be a DCP description from DPE to resolve 

this issue.  

 

CONCLUSION 

UDIA NSW wishes to work collaboratively with the Department to ensure a high-quality outcome for 

Marsden Park North along with all greenfield release areas.  We would appreciate the opportunity to meet 

with officials about: 

1. Achieving the best outcomes in Marsden Park North, 

2. The PMF approach applied to Marsden Park North, and 

3. Improving flexibility within the ILP to ensure the best outcome can be delivered.  

We are happy to provide a series of case studies to further illustrate the points made in the submission.  
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