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1.1 Summary  

 

Site Details 

Address 172 Tallawong Road Rouse Hill NSW 

Property Description Lot 53 DP 30186 

Area (usable land only) 6283.168m2 

Local Government Area Blacktown  

Current Use Rural land with dwelling and outbuildings 

 

General Details 

Applicant JS Architects Pty Ltd 

Proposal To subdivide the main allotment into two allotments. 

Demolition of all existing structures and the 

development of two residential flat buildings 

containing 115 dwellings above basement car 

parking. 

Application Type Development Application. 

Level of Assessment Local Application. 

Consent Authority Blacktown City Council. 

Applicable Codes Blacktown City Council Growth Centre Precincts 

Development Control Plan 2014 

Estimate of cost $ 27,185,511 excluding professional fees and GST 

(Refer to Appendix 4) 

 

1.2 Preamble  
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This Statement of Environmental Effects has been prepared as part of a development 

application seeking to construct a four storey residential development on the site. A pre-

lodgement meeting with Council staff on 27 April 2017. A detailed minute of this meeting 

was provided to the applicant and has underpinned this proposal. This report is not 

repeated here. In summary it confirmed permissibility on the R3 land, 12m building height, 

density target of 25 dw/ha, required reports and noted several specific design matters to 

be addressed in relation to car access and ramp design, street activation, floor levels, 

rooftop lobbies, rooftop planting, internal pedestrian-ways and landscaping. 

 

The purpose of this report is to describe the proposed development and review the 

relevant planning requirements relating to the proposal. It provides an assessment of the 

proposed development in terms of the Evaluation Criteria prescribed under Section 79C 

(1) of the Environmental Planning and Assessment Act, 1979. 

 

In the preparation of this Statement of Environmental Effects the site and the locality has 

been considered along with the plans prepared by JS Architects Pty Ltd dated June 2017. 

 

The merits of the proposal have been considered with reference to the relevant State, 

Regional and local Council planning instruments, codes and policies.  

 

The SEE concludes this proposal is of an appropriate scale and design given the overall 

vision for the area. It is located within a higher density pocket of land in the Riverstone 

East Precinct around a local town centre. The proposal will have no significant adverse 

amenity impacts that warrant refusal of the application. 

 

1.3 Site & Locality Description 

The site is currently within a rural context however the land has been released as part of 

the North West Priority Land Release Area. The subject site is within the Riverstone East 

Precinct. It is known as 172 Tallawong Road Rouse Hill and identified as Lot 53 DP 30186. 

A survey plan is attached at Appendix 4. 

 

The total site area is 20,236.583m2. However, the residual non-zoned area is 9911.775m2 

and the dedicated portion of land for roads is 40441.64m2 leaving the usable land area 

as 6283.168m2. Refer to the “Subdivision – Road Reserve Plan” in the suite of Architectural 

Plans. For easy reference, a thumb-nail version is provided below: 



 

1. Introduction 

 

 

  

            ddc urban planning  172 Tallawong Rd Rouse Hill Statement of Environmental Effects      June 2017 

 

The site has an actual frontage of 82.105m to Tallawong Road and will allocate rear and 

side access to a future subdivision road which will surround the site. This dedication will 

be 18m at the rear and 9m along each side. The frontage of the usable portion of the 

site (excluding splays) is 54.11m. 

 

The overall side boundary dimensions are 246.47m long however the side boundaries of 

the usable site are 82.82m and 97.92m respectively. The site is essentially flat with a natural 

fall of approximately 4m over its width of 82m. 

 

In its future context, the site is part of a higher density residential zone surrounding a local 

town centre. North of the site is land zoned for Recreation (likely because of bushland 

significance) and south of the site is lower density residential land. 

 

The site is to be serviced by roads, utility services, including water, sewerage, electricity 

and telecommunication services as part of the release program. There are no identified 

impediments to the provision of services required for the proposed building. 

 

Images showing the site in context are set out below in Figures 1a, 1b and 2. 
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Figures 1a and 1b: Locality maps. Source: NSW Government – Six Maps   
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Figure 2: Aerial photograph of the proposed site. Source: NSW Government – Six Maps 

 

 

Figure 3: Aerial photograph with subdivision overlay. Source: Architectural Plans 

 

1.4 Existing Development context 

The site is within a formal land release area and the context is established to change 

significantly. The precinct plans have all been finalised in relation all relevant zones and 
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affectations. These are all addressed in the DCP section and the commentary around 

the Growth Centres SEPP. 

 

While it is an outgoing context, the site currently sits within a rural context. The following 

photos show the site and surrounds as it currently exists. 

 

 

Photo 1: The subject site from Tallawong Road 
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Photo 2: The view opposite on Tallawong Road from the subject site  

 

Photo 3: The view south along Tallawong Road from the subject site  
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Much new infrastructure is already occurring in the area. Figure 4 below shows the 

approximate location of the site in relation to the Sydney Metro North-west. It is about 

1.7km from the station. 

 

 

Figure 4: Sydney Metro Northwest (site marked). Source: Sydney Metro 



 

2. Description of Proposal 
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2.1 General Description 

This Development Application seeks consent from the Council to subdivide the site into 

two allotments as per the subdivision plan in the suite of plans submitted. It is also 

proposed to demolish all structures on site and on the front allotment it is proposed to 

construct two four-storey residential flat buildings comprising one-hundred and fifteen 

(115) residential units above basement parking with one-hundred and fifty-two (152) 

parking spaces. (Refer to the attached Architectural Plans).     

 

The proposed development is on the R3 zoned part of the site. A minimum density target 

of 25 dwellings per hectare is allocated to the site, which applies to the permissible zoned 

portion of the land. The zoned land area is 6283.168m2 after land has been dedicated 

for roads. The proposed dwellings result in a density on the zoned portion of the site after 

road dedication of 183 dw/ha. 

 

The architectural plans includes a detailed schedule of buildings and the unit 

breakdowns. In summary, the following mix of units are proposed: 

 

8 x studio units 

20 x 1 bedroom units 

84 x 2 bedroom units 

3 x 3 bedroom units 

Total: 115 units 

 

The Architectural Drawings, photomontages, External Finishes Plan, shadow impact 

analysis, SEPP 65 Design Verification Statement and ADG Compliance Table included 

with this application were prepared and/or confirmed by DDC Architects Pty Ltd .  

 

2.2 Excavation/ Demolition/ Groundwater 

The historical uses suggest that the site is suitable for development and demolition of the 

existing structures, proposed excavation and construction required for the proposed 

development. Any waste soil should be appropriately disposed of.  Appropriate testing 

can be dealt with via conditions of consent if considered necessary and this is 

recommended in the contamination report (Appendix 10). 

 

A geotechnical and salinity report was prepared (Appendix 9) which also looked at 

groundwater. No groundwater was discovered in any test holes. Very minor and isolated 
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occurrences of salinity were found and these have resulted in recommendation about 

slab construction.  

 

Given the current and historical land use activities on the site there is a low likelihood of 

any contamination being present on the site. A phase 1 contamination report was 

prepared (Appendix 10) and found a low to medium likelihood of contamination and 

recommended further soil testing. This can be done via conditions of consent. 

 

2.3 Access, Traffic and Parking 

Access into the site is proposed from the new roadway at the rear of the site, or at the 

opposite end from Tallawong Road. Pedestrian access points exist along all boundaries 

to enhance site permeability. 

 

The Traffic and Parking Report is attached at Appendix 8 which provides a detailed 

outline of traffic and transport in the locality. It also confirms the parking arrangements 

within the basement. 

 

An Accessibility Report has also been prepared for the project (Appendix 16). 

 

2.4 Landscaping 

Landscape Plans are within the suite of architectural plans. Pedestrian linkages also 

existing throughout the site connecting the buildings and providing through-site links. 

Passive landscape elements are provided within the site while strong perimeter 

landscaping has been adopted to naturally define the boundaries. 

 

The architectural plans illustrate the location of all deep soil planting. 

 

2.5 Water Management 

Stormwater Plans & Civil Works/ Roads (Appendix 5) have been prepared under the 

requirements of Council. In the context, the new road system around the site is relevant 

to stormwater management and as such, this integrated report is provided. 

 

2.6 Services & Waste 
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The site contains adequate facilities which will be upgraded where needed to cater for 

the proposed residential development.  All installations will be capable of meeting the 

requirements under the Australian Standards and the Building Code of Australia. 

 

Evidence of the provision of services is attached (Appendix 17) to demonstrate access 

to essential services. 

 

Waste is to be managed internally with garbage chutes within all buildings going into 

rubbish rooms in the basement. Bins will be placed at the rear of the property on 

collection days.  A Waste Management Plan is attached at Appendix 13 which supports 

the suitability of the proposed waste management arrangement for the buildings. This 

report also sets out requirements for managing waste during construction. 

 

Waste is calculated on the basis of: 

General Waste: 240L per unit per week = 27,600L in 1100L bulk bins = 25 bins 

Recycling:  80L per unit per week = 9,200L in 240L bins = 39 bins 

 

The basement rubbish rooms are able to accommodate 78 bins, including the larger bulk 

bins, well in excess of requirements. 
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3.1 Environmental Planning and Assessment Act 

1979 

 

The Act is the principle planning and development legislation in New South Wales. In 

accordance with Section 5, the objectives of the Act are: - 

 

"(a) to encourage: 

(i) the proper management, development and conservation of natural 

and artificial resources, including agricultural land, natural areas, 

forests, minerals, water, cities, towns and villages for the purpose of 

promoting the social and economic welfare of the community and 

a better environment, 

(ii) the promotion and co-ordination of the orderly and economic use 

and development of land, 

(iii) the protection, provision and co-ordination of communication and 

utility services, 

(iv) the provision of land for public purposes, 

(v) the provision and co-ordination of community services and facilities, 

and 

(vi) the protection of the environment, including the protection and 

conservation of native animals and plants, including threatened 

species, populations and ecological communities, and their 

habitats, and 

(vii) ecologically sustainable development, and 

(viii) the provision and maintenance of affordable housing, and..." 

 

For the reasons set out below, the proposed development satisfies the above stated 

objectives of the Act: - 

 

 The proposed development will promote the social and economic welfare of 

the local community through the provision of quality residential 

accommodation near a future centre and near to future transport links; 

 Creation of additional jobs during the construction and operational phases; 

 The proposal will result in the orderly and economic use and development of 

land given its size, location and zoning; 

 This is the development of a released site in line with broader regional 

initiatives within greater Sydney. 
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3.2 Provision of relevant Environmental Planning 

Instruments 

 

Section 79C (1)(a)(i) requires the consideration of all relevant Environmental Planning 

Instruments at the Development Application Stage. 

 

The proposed development has been prepared having regard to the following EPI’s: 

 

- SEPP 55 – Remediation of Land 

- SEPP 65 - Design Quality of Residential Flat Development 

- SEPP (Building Sustainability Index: BASIX) 2004 

- Sydney REP No. 20 Hawkesbury – Nepean River (No. 2 – 1997). 

- Local Environmental Plan 

- SEPP (Sydney Region Growth Centres) 2006 (Discussed in Section 3.3) 

 

3.2.1 SEPP 55 – Remediation of Land 

 

State Environmental Planning Policy No. 55 - Remediation of Contaminated Lands 

(SEPP 55) establishes State-wide provisions to promote the remediation of 

contaminated land. Clause 7 of the SEPP 55 requires that a consent authority must 

not grant consent to a development if it has considered whether a site is 

contaminated, and if it is, that it is satisfied that the land is suitable (or will be after 

undergoing remediation) for the proposed use. The Growth Centres DCP does not 

include the land in the area requiring advanced investigation. 

 

A Contamination Report is attached to the application (Appendix 10) and notes: 

Based on the scope of works conducted the following conclusions can be made: 

 

 The site history, desk study and inspection indicates past dwelling construction 

and activities on the site have the potential to have introduced contaminants 

to the site in the form of asbestos (as a construction material), pesticides ( pest 

control) and heavy metals ( paints, pest control); and 

 Sheds may have previously (or currently) stored fuel, oils or other chemicals, 

leading to hydrocarbon contamination. Lead based paints or fibrous cement 

sheeting (containing asbestos) may have been used during construction. The 
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sheds may have been treated with pesticides and heavy metals for pest 

control; and 

 The dam has been filled using material of an unknown source and quality. 

Unless certification for material can be provided, assessment of potential 

heavy metals, hydrocarbons, BTEX, PAH and asbestos should be conducted; 

and 

 Areas of former market gardens may have introduced heavy metals or 

pesticides to the soil. 

 

On this basis it recommends future soil testing to determine if any of these pollutants 

are present and what remediation measures are required. This is appropriately dealt 

with via a condition of consent. 

 

3.2.2 SEPP 65 - Design Quality of Residential Flat Development 

 

The aim of State Environmental Planning Policy No. 65 - Design Quality of Residential 

Flat Development (SEPP 65) is to improve the design quality of residential flat 

development in New South Wales. 

 

The Policy sets out nine Design Quality Principles, which provide a guide to achieving 

good design and the means of evaluating the merit of proposed solutions.  An 

assessment of the proposed development, against these design principles is 

contained in the Design Verification Statement (Appendix 2) provided by the project 

architect. 

 

An assessment of the proposed development against the Apartment Design Guide 

(ADG) is summarised below. 

 

Summary of SEPP 65/ ADG Checklist (Design Criteria only) 

3D-1(1) Communal Open Space is 25% of 

site area which is 6283.168m2 

 

Complies. 38% 

COS is provided in these areas: 

The architectural plans illustrate the location 

of COS which located on the roof top and 

at ground level. 

3D-1(2) 50% direct sunlight to principal 

usable part of communal open space area 

for 2 hours in midwinter 

Complies. Over 50% is on the roof. 
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3E-1 Deep soil zones 7% of site area. Min 

dimensions apply to the following site areas: 

<650m2 = nil 

650m2 – 1500m2 = 3m 

>1500m2 = 6m 

A min dimension of 6m applies to this site 

3F-1 Building separations to habitable 

windows and balconies = 6m, 9m and 12m. 

Non-habitable = 3m, 4.5m, 6m 

Complies. Noted on the plans. 

3J-1 Parking for sites within 800m of railway 

or light-rail stop in Sydney Metro Area, or on 

land zoned (or land within 400m of land 

zoned) B3, Commercial Core or B4 shall 

meet the minimum requirements of Guide 

to Traffic Generating Developments or 

Council’s controls, whichever is less. 

N/A 

4A-1(1) Min 70% units receive 2 hours 

sunlight between 9 and 3 in mid-winter. 

Building A = 40/56 (71%) 

Building B = 43/59 (73%) 

4A-1(3) Max 15% apartments receive no 

sunlight between 9 and 3 in mid-winter. 

Complies. 8/115 (6.9%) 

4B-3(1) Min 60% units naturally cross 

ventilated in first 9 storeys 

Building A = 40/56 (79%) 

Building B = 39/59 (66%) 

4B-3(2) Overall depth of a cross-over or 

cross-through unit no more than 18m 

N/A 

4C-1 Ceiling heights 

2.7m habitable rooms 

2.4m non-habitable rooms 

3.3m ground floor and first floor levels in 

mixed use developments 

1.8m at edge of attic room with a 30 deg 

minimum ceiling slope 

Complies. 

4D-1 Min internal floor areas: 

Studio = 35m2 

1 bed = 50m2 

2 bed = 70m2 

3 bed = 90m2 

Complies.  

4D-2(1) Habitable room depths are no more 

than 2.5 x ceiling height 

Complies. 

4D-2(2) In open-plan layouts, max habitable 

room depth is 8m to window 

Complies. 
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4D-3(1) Master bedrooms have a min area 

of 10m2 and other bedrooms 9m2 

(excluding wardrobes) 

Complies. 

4D-3(2) Bedrooms have a min dimension of 

3m (excluding wardrobes) 

Complies. 

4D-3(3) Living rooms or combined living/ 

dining rooms have a min width of: 

 3.6m for studio and 1 bed units 

 4m for 2 & 3 bed units 

Complies. 

4D-3(4) Widths of cross-over or cross-through 

units are at least 4m internally 

N/A 

4E-1(1) Balcony areas and dimensions: 

 Studios = 4m2 

 1 bed = 8m2 and 2m min depth 

 2 bed = 10m2 and 2m min depth 

 3+ bed = 12m2 and 2.4m min depth 

Complies. Areas noted on the plans. 

4E-1(2) Ground level of podium units with 

private open space instead of balcony, 

must have a min area of 15m2 and min 

depth of 3m 

None proposed. 

4F-1(1) Max 8 apartment entries off a 

circulation core on a single level 

All levels and buildings comply. 

4F-1(2) Max 40 units sharing a single lift – for 

buildings 10 storeys or more 

N/A 

4G-1 Storage is provided as follows: 

 Studios = 4m3 

 1 bed = 6m3  

 2 bed = 8m3 

 3+ bed = 10m3 

Storage is in addition to kitchen, bathroom 

and bedroom. 

50% required storage must be located in the 

apartment 

Storage complies in total. Units contain 

about 25% of storage and cupboards will be 

provided to ensure 50% is provided. Room 

sizes are sufficient to storage of this type. The 

larger basement areas will mean excess 

storage is provided above minimum 

requirements. 

 

 

3.2.3 SEPP (Building Sustainability Index: BASIX) 2004 

 

A BASIX certificate for the development is attached at Appendix 6. 
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3.2.4 Sydney REP No. 20 Hawkesbury – Nepean River (No. 2 – 1997). 

 

SREP 20 applies to the Blacktown local government area. Primary controls relate to 

riparian areas and flood zones and specific uses within the area. The site is not shown 

as flood affected. Most of the issues within the REP will have been addressed during 

the rezoning of the land as part of the urban release program. In this regard, there 

are no significant issues arising from the Total Catchment Management. The site is 

not noted as an Environmental Sensitive Area. 

 

The proposal will not prejudice the achievement of the goals of use of the river for 

primary contact recreation (being recreational activities involving direct water 

contact, such as swimming) and aquatic ecosystem protection in the river system. 

 

The uses contained within Clause 11 of SREP 20 generally do not capture this 

development. The site is not within a mapped wetland area. 

 

The only use that would be captured would be site remediation works if it were 

deemed to be required, following a later contamination assessment. No 

groundwater was discovered in the test holes carried out as part of the Geotechnical 

Report. 

 

The proposed use generally supports the objectives of SREP 20 and will not cause 

damage to any natural area being protected by the policy. Indeed properly 

developed sites with updated stormwater systems generally perform better in 

respect of general water quality. 

 

3.2.5 Local Environmental Plan. 

 

Section 79C (1)(a)(i) requires the consideration of all relevant Environmental Planning 

Instruments at the Development Application Stage. This section examines Blacktown 

Local Environmental Plan (BLEP) 2015. 

 

The site is zoned RU4 under the LEP and this land is not being developed. The zoning 

and controls within the SEPP apply to the site. There are no other operative sections 

of the LEP which are not mirrored in Appendix 12 of the SEPP. 
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3.3 SEPP (Sydney Region Growth Centres) 2006. 

The SEPP provides the legal framework and development standards that governs 

future development of the North West and South West Growth Centre Precincts.  The 

site is located within the North West Priority Growth Area. The site is located within the 

Riverstone East Precinct and the legislative controls are contained within Appendix 

12 of the Blacktown Growth Centres Precinct Plan 2013. In accordance with Clause 

7 of the SEPP, the relevant specific controls contained in ‘Part 4 - Principal 

development standards’ of Appendix 12 are outlined in the table below: 

 

Assessment: Blacktown Growth Centres Precinct Plan – Appendix 12. 

Control SEPP 

Clause 

Provision Assessment 

Land Use Zone cl. 2.2 Site is zoned R3 Medium 

Density Residential 

The proposal is 

permitted on the site. 

Min. Lot Size cl. 4.1AB(9) For residential flat 

buildings, minimum 

2,000sqm if minimum 

density is 25 dwellings 

per hectare. 

Complies. 

The site has a total area 

of 6283.168m2 

 

Residential 

Density 

cl. 4.1B Minimum residential 

density on the site is 25 

dwellings per hectare. 

Complies. 

The proposal includes 

115 dwellings, which 

achieves a residential 

density equivalent to 

183 dwellings per 

hectare of the zoned 

land after road 

dedications have been 

removed. 

Building Height cl. 4.3 The maximum 

permissible height limit is 

12 metres.  

Complies with 

permissible breaches 

that include lift overrun, 

balustrades and 

pergolas. Refer to 

comments below. 

 cl 5.9 A person must not 

remove, injure or wilfully 

A report from an Arborist 

is attached and notes 
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3.3.1 Building Height 

 

Pursuant to Clause 4.3 a total height of 12m applies. I am advised that the main form 

of the proposed building is within the 12m height requirement. The lift overruns, 

balustrading and decorative room elements do extend beyond the 12m height limit 

due to the desire to activate roof terraces. This means that balcony railings, pergolas 

and planters also breach the height in order to create an attractive and functional 

roof feature that is integrated with the rooftop common open space. 

 

The Architectural Roof Features allowed by Clause 5.6 are a permissible variation to 

height. For context, Clause 5.6 states the following: 

 

(1) The objectives of this clause are as follows: 

(a) to enable minor roof features to exceed the maximum height for a 

building, 

(b) to provide opportunities for architectural roof features that form an 

integral part of the building’s design. 

(2) Development that includes an architectural roof feature that exceeds, or 

causes a building to exceed, the height limits set by clause 4.3 may be 

carried out, but only with development consent. 

(3) Development consent must not be granted to any such development 

unless the consent authority is satisfied that: 

(a) the architectural roof feature: 

(i) comprises a decorative element on the uppermost portion of a 

building, and 

(ii) is not an advertising structure, and 

destroy any tree or other 

vegetation to which any 

such development 

control plan applies 

without approval by the 

Council. 

the trees being 

removed. 

Heritage  cl. 5.10 The site is not identified 

as being a heritage 

item.  

Not applicable. An 

assessment of aboriginal 

heritage is at Appendix 

12. 

Public utilities cl 6.1 Public infrastructure Refer to notes below 



 

3. Planning Controls 

 

 

  

            ddc urban planning  172 Tallawong Rd Rouse Hill Statement of Environmental Effects      June 2017 

(iii) does not include floor space area and is not reasonably capable 

of modification to include floor space area, and 

(iv) will cause minimal overshadowing, and 

(b) any building identification signage or equipment for servicing the 

building (such as plant, lift motor rooms, fire stairs and the like) 

contained in or supported by the roof feature is fully integrated into 

the design of the roof feature. 

 

Plant and lift rooms can be considered as a roof feature pursuant to clause 5.6(3)(b) 

provided they are “integrated into the design of the roof feature.” In compliance 

with all these provisions the following statements are made in relation to architectural 

roof features: 

 

 The breach in height is minor, the elements are not obtrusive and are integral 

to softening the overall appearance of the roof form, thereby supporting the 

clause objectives. 

 The roof elements have been designed to be decorative, unobtrusive and will 

enhance the overall appearance of the roof top area. 

 The roof elements are not advertising structures. 

 The roof elements are not floor space and cannot be converted to floor 

space. 

 The roof elements are located such there will be no additional overshadowing 

than already cast by the main building form. 

 The roof features and lift overrun has been fully integrated into the overall 

design of all roof elements. This is achieved given the lift provides access to 

the roof area and the roof elements all pertain largely to the activation of the 

roof terrace. Visually the designs link together as well and this is evidenced in 

the plans and elevations. 

 

The plans have been carefully designed with all the above objectives and design 

criteria in mind. 

 

3.3.2 Public Infrastructure 

 

Clause 6.1   Public utility infrastructure requires consideration of the following: 

 

(1) Development consent must not be granted for development on land to which 

this Precinct Plan applies unless the consent authority is satisfied that any public 

utility infrastructure that is essential for the proposed development is available 
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or that adequate arrangements have been made to make that infrastructure 

available when it is required. 

(2) This clause does not apply to development for the purpose of providing, 

extending, augmenting, maintaining or repairing any public utility infrastructure 

referred to in this clause. 

(3) In this clause, public utility infrastructure includes infrastructure for any of the 

following: 

(a)  the supply of water, 

(b)  the supply of electricity, 

(c)  the disposal and management of sewage. 

 

Significant infrastructure and services work is taking place on Tallawong Rd towards 

its intersection with Schofields Rd. Such works will be required to extend to the site 

and this will also require an upgrade to Tallawong Road as well. This infrastructure is 

established on the critical path and other approvals are now being issued in the 

area. Letters from key services providers are attached (Appendix 17) to the 

application in compliance with this requirement. This demonstrates that 

arrangements exist for its provisions and any five year consent will be appropriate 

having regard to its timing. These matters are well known to Council. 

 

3.4 Provision of relevant Draft Environmental 

Planning Instruments 

Section 79C (1)(a)(ii) requires Council to consider the Provisions of relevant Draft 

Environmental Planning Instruments.  

 

There are some proposed amendments to the Sydney Region Growth Centres SEPP 

that would apply to the site. There are no proposed changes to the primary controls 

for the site, however a maximum density control is being explored. This is 35 dwellings 

per hectare in the locality of the site. 

 

The overall purpose of such an addition is suggested in the explanatory notes to be 

related to ensuring appropriate infrastructure is in place. 

 

It is also proposed to consolidate several precincts into the Blacktown Growth 

Centres Precinct Plan (Appendix 12 of the SEPP). The current site is already subject to 

these controls and therefore, there are no major changes affecting this proposal.  
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The savings provisions apply to the project and the plan is not yet made. This 

application has been under consideration for some time and Council has provided 

pre-lodgement advice which did not refer to the introduction of maximum density 

controls. The strict imposition of a draft maximum density control is not in the spirit of 

the savings provisions. Further, only half the site is zoned for residential development 

in any case which assists the overall intent of the changes. Additionally, simple 

mathematics will illuminate that any unit development will significantly exceed most 

density controls when applied to the zoned appropriate land only. The original intent 

of density controls was to ensure that average densities were met over larger land 

releases, which may even include some new roadways and parklands.  

 

3.5 Provisions of relevant Development Control 

Plans 
 

Section 79C (1)(a)(iii) of the act requires the consideration of Council’s DCPs.  

 

The Blacktown City Council Growth Centre Precincts Development Control Plan 

(GCDCP) is the main Development Control Plan that applies to the site. The key 

relevant GCDCP controls that apply to the site have been addressed in the table 

below. 

 

Ref Development Control Assessment 

Section 4 – Development in the Residential Zones 

4
.3

.5
(2

) 

Residential flat buildings are to be 

located on sites with a minimum street 

frontage of 30m. 

Complies. Site has a frontage 

of 82m and an effective 

frontage of 54.11m (excluding 

splay corners). 

4
.3

.5
(2

) Have direct frontage to an area of the 

public domain (including streets and 

public parks), 

Complies. Direct access to 

public domain provided. 

4
.3

.5
(2

) 

Not adversely impact upon the existing or 

future amenity of any adjoining land 

upon which residential development is 

permitted with respect to overshadowing 

impact, privacy impact or visual impact. 

Complies. Does not impact 

adjoining lands and ability for 

adjoining lands to be 

developed. 

4 . 3 . 5
 

–
 

T a b l e
 

4 - 1 0
 

Site coverage – max. 50%. Complies. 42% or 2612m2. 
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Ref Development Control Assessment 

Landscaped Area – min. 30% of site area.  

Site area = 6283.168m2 

 

Complies.  

Ground level = 2381.6m2 

Roof level = 565.85m2 

Total = 2947.45m2 (46.91%) 

Communal open space – min. 15% of site 

area. Site area = 6283.168m2 

 

Complies.  

 

Principal Private Open Space to be min. 

10m2 per dwelling with min. dimension of 

2.5m 

Complies with ADG balcony 

dimensions and areas. 

 

Front setback min. 6m Complies, with small balcony 

encroachments (noted). 

Side setbacks - buildings above three 

storeys = 6m 

Complies, with small balcony 

encroachments (noted). This is 

reasonable given all side 

boundaries are to streets. 

Rear setback - 6 metres Complies. 

Building separation – min. 12 metres Complies. 

Car Parking 

1 space per dwelling, plus 0.5 spaces per 

3 or more bedroom dwelling. 

May be in a ‘stack parking’ 

configuration. 

Car parking spaces to be located below 

ground or behind building line 1 visitor car 

parking space per 5 apartments Bicycle 

parking spaces: 1 per 3 dwellings. 

 

10% parking to be accessible. 

The proposals is for: 

28 x 1 bed units 

84 x 2 bed units 

3 x 3 bed units = (115 total) 

 

1-2 bed (112 x 1) = 112 

3 bed (3 x 1.5) = 4.5 

Visitor (115/5) = 23 

Total required = 140 

Provided = 152 (Complies) 

Accessible = 12 (Complies) 

Bicycles = 39 (Complies) 

Schedule 8 – Riverstone East Precinct 

Fig. 

3-2 

Water cycle management and ecology 

strategy. 

Not applicable. 

  

Fig. 

3-3 

Flood prone land. Not applicable. 

 

Fig. 

3-4 

Areas of potential salinity Not applicable. 
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Ref Development Control Assessment 

Fig. 

3-5 

Aboriginal heritage Not applicable. 

 

Fig. 

3-6 

European heritage Not applicable. 

 

Fig. 

3-7 

Bushfire risk and APZ requirements Not applicable. 

 

Fig. 

3-8 

Additional contamination work Not applicable. 

 

Fig. 

4-1 

Residential Structure Medium density residential. 

 

Fig. 

4-2 

Precinct Road hierarchy Tallawong – “collector”. It is 

noted that other Community 

Material refers to it as a sub-

arterial road. 

 

Fig. 

4-3 

Bicycle and pedestrian network Tallawong – “main off road 

shared pedestrian and bicycle 

pathway”. 

 

 

 

3.6 Agreements & Provisions of Regulations etc. 

 Section 79(c)(1)(a)(iiia) requires consideration of any planning agreement 

entered into under Section 93F.  

 Section 79(c)(1)(a)(iv) requires consideration of the EPA Regulation.   

 Section 79(c)(1)(a)(v) requires consideration of any coastal zone 

management plan (within the meaning of the Coastal Protection Act 1979). 

 

3.6.1 Planning Agreements: 

There is no current planning agreement or draft agreements included in this proposal 

at the time of writing 

 

3.6.2 EPA Regulations: 

It is understood that the Regulations have no direct relevance on this application. 

 

http://www.austlii.edu.au/au/legis/nsw/consol_act/cpa1979210/
http://www.austlii.edu.au/au/legis/nsw/consol_act/cpa1979210/
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All demolition work will be undertaken in accordance with Clause 92 of the EPA 

Regulations 2000 requiring the consent authority to consider AS 2601 - 1991: The 

Demolition of Structures.  

 

All building work will be carried out in accordance with Clause 98 of the EPA 

Regulations 2000 requires the consent authority to consider the provisions of the 

Building Code of Australia.  

 

3.6.3 Coastal Zone Management Plan: 

There is no CZM plan applicable to the site. 
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4.1 Likely Impact of Development 

Section 79(c)(1)(b) requires consideration of the likely impact of the development. 

Details impact analysis has been carried out in consideration of the LEP and DCP as 

noted above. An analysis of the potential impact is summarised below. 

 

4.1.1 Context & Setting; Potential impacts on adjoining properties 

 

Context: 

 

The current context is that the site is a small rural holding in an area that is being 

rezoned and redeveloped. Significant infrastructure and transport works are taking 

place in the area, particularly along Schofields Road, south of the site. Works around 

the intersection of Guntawong Road and the Riverstone East Town Centre are in the 

planning and implementation phase. Submissions from key service providers are 

submitted with the application and are well known to Council. 

 

The proposal will not adversely impact upon the amenity of the local neighbourhood 

and accords with the overall vision for future development. Presently, a park is 

envisaged immediately north of the site and smaller lot housing to the south. The 

town centre will be immediately opposite on the Guntawong Road intersection. 

Other unit blocks will adjoin the town centre and will be located immediately 

opposite the site in the R3 zone (shown in red below). 
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The bulk and scale is appropriate in this context and is the form envisioned by the 

current policy direction of Council. A particular elegance has been brought to the 

northern façade that will face the town centre and possibly a future park or town 

square. The balconies and living rooms assist with an attractive presentation and also 

provide a high degree of natural surveillance. 

 

The locality is in its early stages of approvals and planned infrastructure is on the 

critical pathway. An appropriate appraisal of the site and conditions has been 

carried out and is in the suite of plans. This has resulted in the dedication of roads 

around the site. These roads act as a separation to the natural bushland that adjoins 

to the east of the precinct. 

 

Overshadowing: 

 

The size of the site and road dedications around the perimeter ensure that no 

overshadowing will occur to any other future residence. The shadow modelling 

demonstrates the internal impacts of shadows which are appropriate having regards 

to ADG compliance. 

 

Privacy: 

 

There will be no loss of privacy to any other existing or future resident. Within the site, 

the building design provides for good privacy. Where there are internal corners of 

the building bedrooms, corridors and stairwells have been designed into these areas 

to remove the possibility of privacy issues. 

 

4.1.2 Access, transport and traffic 

 

Access roads are being dedicated around the entire site. This provides for ample 

pedestrian access to the site and through the site. This also enhances permeability 

around the future park to the north and helps service other sites to the south. 

Vehicular access is proposed into the basement at the rear of the site (at the east). 

This is appropriate and best manages impact away from the future town centre. 

 

Regionally, Tallawong Road also connects directly to Schofields Road which is noted 

as a Transit Boulevard. This work is presently under construction. 
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The Traffic and Parking Assessment (Appendix 8) examines the appropriateness of 

the proposed arrangement and concurs that parking is provided in excess of the 

Growth Centre DCP requirements. 

 

In relation to traffic impacts arising in the locality the report examined the likely trips 

to and from the site and makes the comments in relation to compliance of the 

basement car park with Australian Standards. It concludes: 

 

Having regard to the above, it is concluded that the: 

• proposed car parking supply generally accords with the requirements 

stipulated in the Blacktown Growth Centre Precincts - Development 

Control Plan (September 2016), specifically Section 4.3.5; 

• car park layout has been generally designed in accordance with the 

requirements of the Australian Standards AS 2890.1 (2004), AS 2890.6 

(2009) and AS2890.2 (2002); and 

• traffic generated by the proposal will be minimal and is not expected 

to adversely impact upon the safety or operation of the surrounding 

road network. 

 

4.1.3 Public domain 

 

The proposed building is acceptable in terms of overall contribution to the public 

domain.  The proposed four level form is typical of other buildings that will be nearby 

and will not overwhelm the area in terms of height. 

 

The final facade of the building has been designed to provide a strong definition to 

the streetscape at pedestrian level and present to the park with elegance. 

 

The SEPP 65 ADG Design Verification Statement provides a full appraisal of the design 

philosophy (Appendix 2). 

 

4.1.4 Heritage 

 

The site is not a listed heritage item and nor is it within a heritage conservation area. 

The site has been studied in terms of Aboriginal heritage (Appendix 12) and this 

assessment noted that: 

 



 

4. Impacts & Site Suitability 

 

 

  

            ddc urban planning  172 Tallawong Rd Rouse Hill Statement of Environmental Effects      June 2017 

No Aboriginal objects or sites were recorded during the site inspection. An 

AHIMS search dated 15th May 2017 indicated that no Aboriginal sites had 

previously been recorded within the study area. 

The study area is located within an area of archaeological potential. An 

unnamed tributary of the Killarney Chain of Ponds, a first order stream, passes 

through the rear of the study area. It is located approximately 100m from an 

unnamed tributary of First Ponds Creek, a first order stream. Two second order 

streams, First Ponds Creek and Second Ponds Creek, are located 

approximately 700m and 1.5km respectively from the study area. The Killarney 

Chain of Ponds and Eastern Creek, two third order streams are located 

approximately 1km and 3km respectively from the study area. As the study 

area is located between two second order streams and between two third 

order streams, it is predicted to contain significant archaeological potential. 

 

On this basis the assessment made the following recommendations: 

1. Consultation with the Aboriginal community should be undertaken in 

accordance with OEH’s Aboriginal cultural heritage consultation 

requirements for proponents 2010; 

2. Archaeological testing in accordance with OEH’s Code of Practice for 

Archaeological Investigation of Aboriginal Objects in NSW should be 

undertaken to determine the nature and extent of the archaeological 

deposit within the study area. A Research Design which details the 

proposed methodology for the program of archaeological testing should 

be prepared in consultation with the Aboriginal community and submitted 

to OEH 14 days prior to the program of archaeological testing 

commencing; 

3. If, during the program of archaeological testing, no Aboriginal objects are 

uncovered, the proposed redevelopment can proceed without an AHIP; 

or 

4. If, during the program of archaeological testing, Aboriginal objects are 

uncovered, it will be necessary to apply for an AHIP and possibly proceed 

to a program of archaeological salvage. 

 

4.1.5 Utilities; Other land resources; Water; Soils; Air and Microclimate; Flora & Fauna; 

Waste; Energy; Noise & vibration; Natural Hazards; Technological Hazards 

 

Utilities: 
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Services are planned for the area and evidence from service providers has been 

submitted with the application (Appendix 17). These will be appropriately provided 

for in the road reserves and the nominated road dedications shown on the plans. 

 

Soil: 

 

The proposal has no significant impact on these matters. Soil constraints are identified 

and are minor in affectation, as shown by the review in the Geotechnical and Salinity 

Report which is attached at Appendix 9. Site conditions and services are all capable 

of accommodating the proposed building subject to the report recommendations. 

 

Salinity and contamination: 

 

Contamination has been referenced in Section 3 and will require additional soil 

testing to determine if any contamination exists. They are likely to be low surface 

contaminants as a result of the farm use and possible pesticides. 

 

Salinity is very minor but isolated instances were found, meaning that 

recommendations for slab construction was made. 

 

Stormwater and Drainage: 

 

Formal design reports have been provided with the application in relation to 

stormwater management (Appendix 5).  

 

Groundwater was also tested for but none of the test holes found groundwater. 

 

A Dam decommissioning report (Appendix 15) has included an appraisal of the 

current dam located on the site at the eastern end. It recommends: 

 

6.1 Dewatering 

Options for dam water disposal include irrigating onto land, reuse on site, 

reuse during construction, removal to an authorised waste management 

facility, and discharge into the stormwater drainage system or local creek. The 

preferred method of dewatering a dam is irrigation within the boundaries of 

the land containing the dam. A detailed plan to dewater the dam (including 

a timeline) is to be provided to the council prior to commencement of 

dewatering. The timeframe for discharge should take into consideration the 

absorption capacity of the soils (such as the Design Irrigation Rate (DIR) in 
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Australian Standard 1547:2012). The dewatering program is to also include any 

contingencies that may be required during the dewatering process. 

 

6.2 Landform and Earthwork 

The current embankment geometry indicates the cut and fill undertaken to 

build the dam embankment. The proposed plans include further excavation 

and also backfilling of some areas. The existing embankment shall not be left 

any steeper than 1V:3H in the future development. The soft sediments shall be 

removed prior to backfilling if required. 

 

6.3 Hydrological Consideration 

As detailed in Section 5, the hydrological assessment of the dam site indicated 

the storage did not affect the flooding and water flow in the vicinity of the 

property. Therefore, no impact from decommissioning of the dam is 

anticipated for the surrounding area being impacted by flooding or other 

hydrological considerations. 

 

6.4 Land Use 

Where the backfilling has been carried out, the earthwork details including 

surface clean up, compaction process and all relevant earthwork details shall 

be recorded to allow safe and economical land use after decommissioning. 

 

Noise: 

 

An Acoustic report (Appendix 7) has been prepared to assess the impact of noise on 

the locality within its context. It made several standard recommendations and 

concluded: 

 

The review has assessed the noise generated by Tallawong Road on the site 

will comply with the noise criteria required by in Blacktown City Council and 

other relevant standards with the implementation of the recommendations in 

this report. 

 

Flora and fauna: 

 

The site is not within nominated bushfire zones. The site is not subject to flora and 

fauna requirements. An Arborist’s report is attached at Appendix 11. Twenty-nine (29) 

trees are within 5m of the proposal and over 3m in height. These were assessed in the 

report and recommendations for their removal have been made. 
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4.1.6 Safety, Security & Crime Prevention; Social impact in the locality; Economic 

impact in the locality 

 

Socio-economic impact: 

 

This proposal will enhance the economic vitality of the area as additional residents 

will even further stimulate new local business activity in the emerging town centre. 

The proposed redevelopment will have no adverse impacts in terms of economic 

and social issues and is an integral part of gaining traction in any release area. 

 

Security and crime: 

 

The proposed development of the site seeks to provide a high level of casual 

surveillance and ultimately public safety within the surrounding area. The proposal is 

really activating this southern area of the town centre which overlooks the park. The 

proposed redevelopment of the site will activate four street frontages and bring 

natural security to all areas. 

 

Crime Prevention through Environmental Design (CPTED) is a recognised model 

which provides that if development is appropriately designed it can reduce the 

likelihood of crimes being committed. By introducing CPTED measures within the 

design of the development, it is anticipated that this will assist in minimising the 

incidence of crime and contribute to perceptions of increased public safety. The 

proposal has been designed to take into consideration these principles as follows:-  

 

Surveillance: This principle provides effective passive surveillance to public areas. This 

is achieved by: 

 

 Placement of larger balconies towards the park to the north; 

 Orienting buildings, windows, entrances and exits, car parks, rubbish bins, 

walkways, landscape trees and shrubs in a manner that will not obstruct 

opportunities for surveillance of public spaces; 

 The placement of persons or activities to maximise surveillance possibilities;  

 Provide lighting for illumination of car parks, walkways, entrances, exits and 

related areas to promote a safe environment. 
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Access Control: This principle provides barriers which attract or restrict the movement 

of people which, in turn, minimises opportunities for crime and increases the effort 

required to commit crime. This is achieved by: 

 

 Using footpaths, paved areas, lighting and landscaping to clearly guide the 

public to and from desired access points;  

 Using fences and landscaping to prevent or discourage public access to 

unmonitored areas, particularly around the car park entry; 

 Dedicated and secure lobby and entry areas with clear pathways to entry.  

 

Territorial Reinforcement: This principle provides that well-used places reduce 

opportunities for crime and increase risk to criminals. This is achieved by: 

 

 Clear delineation between the new public streets and footpath verge and 

the private residential areas through the new footpaths and use of perimeter 

landscaping works; 

 Enhancing the feeling of legitimate ownership by reinforcing spaces between 

buildings, courtyards and private walkways; 

 Design of space to allow for its continued use and intended purpose;  

 Use of landscaping and pavement finishes, signage, screening and fences to 

define and outline ownership of space. 

 

Space Management: This principle provides that spaces and activities which are 

appropriately utilised and well cared for reduces the risk of crime and antisocial 

behaviour. This is achieved by: 

 

 Orientation of living areas and balconies to discourage loitering or blind spots 

within the site; 

 Deliberation allocation of recreational activities and balcony use to enhance 

surveillance and a sense of place; 

 Creation of strong vistas through the site and well viewed courtyards for all 

areas outside of these strong vistas; 

 Strong evidence of balconies, footpaths and long sight-lines around the entry 

to the basement. 

 

The amenity, casual surveillance and ultimately public safety and sense of security 

within the site and surrounding area is appropriate for the proposed use.  
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This proposal will enhance the economic vitality of the area as this use will 

complement other businesses in the area. 

 

4.1.7 Site Design and internal design 

 

This site is large and is the result of a broader subdivision pattern with road allocation. 

It is appropriate for the proposal. 

 

4.1.8 Construction; Cumulative Impacts 

 

There are no significant cumulative impacts. Construction impacts can all be well 

managed through conditions of consent and established legislation. In terms of the 

construction, a BCA compliance report has been prepared for the project 

(Appendix 14). 

In compliance with the BCA an Accessibility Report has been prepared to outline 

compliance with relevant requirements (Appendix 16). 

 

 

4.2 Suitability of the Site 

Section 79(c)(1)(c) requires consideration of the suitability of the site.  

 

4.2.1 Proposal fits in the locality 

 

The proposal supports the general vision for the locality and provides an appropriate 

support for the nearby future town centre and parklands. It is comparable to similar 

proposals in the vicinity. 

 

The suitability of the site in terms of satisfying the Design Quality Principles of SEPP 65 

is set out in the Design Verification Statement attached.  

 

4.2.2 Site attributes conducive to development 

 

This is evident in design and supported by specialist reports. 

 

 

4.3 Submissions 
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Section 79(c)(1)(d) requires assessment by Council following exhibition. 

 

4.4 The Public Interest  

s79C (1)(e) requires the public interest to be considered. At this stage there are no 

known issues of public interest relevant to this application at this stage. 

 

Pursuant to case law of Ex Gratia P/L v Dungog Council (NSWLEC 148), the question 

that needs to be answered is “Whether the public advantages of the proposed 

development outweigh the public disadvantages of the proposed development”.  

 

The assessment of this application needs to give balanced consideration to the 

social benefits of this proposal in the form of additional dwellings and building height. 

More residents is a more efficient use of newly-zoned urban land and natural 

resources. The benefit to local business is an economic asset and the additional 

services which emerge as a result of population increases will benefit new residents 

and overall housing affordability. The impact on the effectiveness of public transport 

expenditure is substantially improved by increased density.  

 

There are no unreasonable impacts that will result from the proposed development 

and the benefits outweigh any disadvantage and as such the proposed 

development will have an overall public benefit.  



 

5. Conclusion 
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This application seeks approval for subdivision, demolition of all buildings on site and 

the construction of two new residential flat buildings on a newly-released land site 

within the Riverstone East precinct. This will result in the development of one hundred 

and fifteen (115) units above basement parking. 

 

Good planning is largely about generating ‘appropriate outcomes’ and this 

proposal represents an appropriate outcome for a new site adjoining a local centre. 

 

The impacts are extremely minor and the expert reports demonstrate that the site is 

capable of being developed. The proposed buildings adopt good setbacks and 

provide a strong presentation to all four street edges. Internally the site works well 

and appropriate separation distances exist. 

 

Another key aspect of any development project is optimal economic conditions.  

Planning processes and economic conditions must work together to delivery key 

building and community outcomes for cities. Sydney currently has reasonably strong 

demand for units like those proposed and a lack of supply continues to compromise 

affordability.  

 

This project will assist in this regard by providing low-rise units in a future suburban 

location, close to transport. This represents an appropriate use of urban land within 

an international city. Early approvals also allow for the injection of private 

infrastructure to complement the government spending taking place in the broader 

area. 

 

 
 

Tim Stewart 

Town Planner 

DDC Urban Planning 


