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1 Introduction and Background 
This Statement of Environmental Effects (SEE) report has been prepared on behalf of 
Poly Australia to support a development application (DA) to Blacktown City Council 
(Council) for a multi dwelling housing development on the site at 119 Cudgegong 
Road, Rouse Hill (the site). 

The site is zoned part R3 Medium Density Residential and part RE1 Public Recreation. 
Residential development is proposed only within the R3 portion of the site. 

The proposed development generally includes the following works: 

• Demolition of existing structures on site; 

• Tree clearing to make the site suitable for the residential development; 

• Torrens title subdivision to create two lots: one residential lot and one lot for 
the existing telecommunications facility; 

• Construction of multi dwelling housing (91 dwellings) with internal pedestrian 
path network and integrated landscaping; 

• Strata subdivision of the proposed multi dwelling housing; 

• Construction of three levels of basement parking; and 

• Civil works including construction of a new local road network comprising 
two local roads and two local half-roads. 

The development constitutes “Integrated Development” under section 100B of the 
Rural Fires Act 1997. 

The SEE includes an assessment of the proposed works in terms of the matters for 
consideration as listed under Section 4.15 of the Environmental Planning and 
Assessment Act (EP&A Act) and should be read in conjunction with the architectural 
drawings and specialist reports submitted with the application. 

This SEE includes the following information: 

• Description of site in its local and regional context (Section 2); 

• Description of the proposed works (Section 3); 

• Assessment of the proposal against relevant local and State controls and 
policies (Section 4); and 

• Assessment of potential environmental impacts of the proposal (Section 5); 
and 

• Conclusion (Section 6). 

1.1 Project Team 
The table below identifies the project team. 

 Project team Table 1.

Item Description 

Proponent Poly Australia 

Urban Planning Mecone 

Architecture WMK Architects 
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 Project team Table 1.

Landscaping Black Beetle 

Civil Engineering 
Craig and Rhodes 

Subdivision 

Contamination GeoEnviro Consultancy 

Cost Summary Altus 

Bushfire Assessment  Peterson Bushfire 

Archaeological Assessment Baker Archaeology 

Arboricultural Report  Australis Tree Management 

Traffic and Parking Assessment 
Transport Planning Partnership 

Waste Management 

BASIX Assessment ESD Synergy 

1.2 Pre-Application Meeting 
A pre-application meeting was held with Council on 30 May 2018. Items raised are 
discussed in the table below. A copy of the PAM minutes (PAM No. C18/23138) have 
been submitted with the application. 

 Pre-application meeting response Table 2.

Issue raised by Council Response 

Planning 

All proposed lots must comply with the 
minimum lot size under the Growth 
Centres SEPP. 

The site area is 1.259ha, which is well above the 
required 375sqm for multi dwelling housing. 

Key controls for multi dwelling housing 
are contained in Table 4-9 of the 
Growth Centres DCP 2018. 

The controls in Table 4-9 are addressed in 
Section 4 of this SEE. 

Any variations/non-compliances are to 
be addressed in the SEE. 

Minor non-compliances are addressed in this SEE 
where relevant. 

A clause 4.6 variation request must be 
submitted for any height variation. 

A clause 4.6 variation request has been 
submitted for the proposed minor height 
variations. Refer to Appendix 1 of this SEE. 

Solar access must comply with Growth 
Centres DCP 2018 controls. 

There is no solar access control for multi dwelling 
housing in the Growth Centres DCP 2018. 
Nonetheless, the development has been 
designed to comply with the controls for 
dwellings houses in the 25 dwelling/ha density 
zone. 

Street facades are to provide 
appropriate variation and articulation. 

The design provides for appropriate variation 
and articulation. 

Details of external materials, finishes 
and colours are to be submitted with 
the DA 

External finishes and materials details have been 
submitted. 
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 Pre-application meeting response Table 2.

Parking must comply with Table 4-9. The proposed parking complies with Table 4-9. 
Refer to Section 4.4 of this SEE. 

Waste collection needs to be 
addressed for the development. 

A waste report has been submitted with the DA. 
Waste impacts are addressed in Section 5.8 of 
this SEE. 

A due diligence report under the 
National Parks and Wildlife Act 1974 is 
required. 

A due diligence report has been provided. 

Details of cut and fill are to be shown 
on a separate plan. 

A separate cut and fill plan has been submitted 
with the DA. 

Stage 2 contamination report must be 
submitted with the DA. 

A Stage 2 report has not been submitted for 
lodgement, as the submitted Stage 1 report 
confirms that the site is suitable for the proposed 
residential use and that no further pre-
development investigation is required. 

Nonetheless, a Stage 2 report is currently being 
prepared and will be submitted once the lab 
results are complete. 

A salinity report must be submitted with 
the DA. 

Salinity is considered in the Stage 1 
contamination report. 

No encroachment of the 
development or works are permitted in 
the RE1 zoned portion of the land. 

Minor encroachment in the RE1 land is required 
for a potential temporary turning circle. These 
works are minor, temporary and require no tree 
clearing, and are therefore considered 
acceptable. Refer to discussion in Section X of 
this SEE. 

The site is identified as bush fire prone 
land, and therefore the development 
will be integrated development. 

Noted. The relevant separate cheques have 
been provided. 

Recreation Planning Design 

The RE1 area must be in line with 
Council’s Section 94 Contribution Plan. 

No reduction in RE1 land is proposed. 

No batters or retaining walls are 
allowed between the site boundary 
and RE1 land. 

Minor batters are proposed in the RE1 land 
along the eastern side proposed internal local 
road. This is considered acceptable, as the 
grading is minor and  

No encroachment of the 
development or works are to be 
carried out in the RE1 zoned land. 

Minor encroachment in the RE1 land is required 
for a potential temporary turning circle. These 
works are minor, temporary and require no tree 
clearing, and are therefore considered 
acceptable. Refer to discussion in Section 5.6 of 
this SEE. 

Verges along the RE1 land are to be in 
line with the Growth Centres DCP. 

Verges are in line with DCP requirements. 

Applicant must submit a landscape 
plan. 

A landscape plan has been submitted with the 
DA. 

Applicant must seek approval for the 
service provider for all works under the 
electricity easement. 

Only temporary (road) works are proposed 
within the easement. Approval from the service 
provider can be provided prior to CC. 

Waste  
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 Pre-application meeting response Table 2.

Refer to minutes at Appendix 4. A waste report has been submitted with the DA 
which addresses Council’s waste comments. 

City Architect 

Concept design is substantially 
improved from previous scheme. 

Noted. 

Basement waste collection is strongly 
supported. 

Noted. 

Multiple through site links are logical 
and well considered. 

Noted. 

Central communal open space would 
be an asset and would benefit from 
additional deep soil zone. 

The central communal open space area 
features a large deep soil zone. 

Preliminary building form and 
articulation are supported. 

Noted. 

Diversity of housing choice is 
supported. 

Noted. 

Design should respond to the 
objectives in the medium density 
design guide. 

The objectives of the medium density design 
guide are addressed at Appendix 2 of this SEE. 

Direct street access should be 
provided to all dwellings. The dwellings 
on the western edge of the 
development will not achieve access 
in current configuration. 

All dwellings with frontage to a street have 
direct access to the street, including the 
dwellings on the western edge of the 
development.  

Ground floor RL of the dwelling should 
be generally not greeter than 1m 
above or less than 1m below the 
adjacent footpath/street. 

Dwellings generally achieve a ground floor RL 
within 1m of the adjacent footpath (in some 
cases internal footpath). There some exceptions 
at Block B due to the sloping nature of the site. 

Three storey plus garage units on the 
south western portion of the require 
further detailed design. 

The three storey units on the southwestern 
portion have been designed to  

Opportunities for sustainable design 
initiatives to be integrated in the 
development are encouraged. 

The dwellings have generally been designed 
and oriented to facilitate passive heating and 
cooling. 

Drainage 

Refer to minutes at Appendix 4. Refer to submitted civil plans for the proposed 
concept drainage plan. 

 

Traffic 

Driveway to basement car park should 
be located as far as possible from the 
intersection to avoid potential for 
queuing on Macquarie Road. 

The driveway to the car park is located 
approximately 24m from the nearest 
intersection. 

Pedestrian crossing facility to be 
provided on east road in form of a 
refugee island. 

A pedestrian island is shown on the architectural 
drawings and is proposed for the final east road 
layout, designed as per RMS specifications. 

All parking spaces must comply with 
the Growth Centres DCP 2018. 

The proposed parking complies with the Growth 
Centres DCP. Refer to Section 4.4 of this SEE. 
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 Pre-application meeting response Table 2.

All basement parking, ramps, etc. are 
to comply with the relevant Australian 
Standards. 

The basement parking, ramps, etc. have been 
designed to comply with the relevant Australian 
Standards. 

Comprehensive traffic impact 
statement should be submitted with 
the DA. 

A comprehensive traffic impact statement has 
been submitted with the DA. 
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2 The Site 
The site is located at 119 Cudgegong Road, Rouse Hill, at the northwest corner of the 
intersection of Cudgegong Road and Macquarie Road, as shown in the figure 
below. 

 
Figure 1 – Site aerial view  

Source: SIX Maps 

The site is currently subject to an application for Council endorsement of a Section 
88B instrument (PD2018/0045), which will excise the RE1 Public Recreation portion of 
the lot from the R3 Medium Density Residential portion, creating two new lots (Lot 1 
and Lot 2 as shown in the figure below). 

The subject DA has been written assuming this subdivision. Unless otherwise noted, 
the “site” hereafter refers to the new lot (Lot 1) containing R3 land only. 

 
Figure 2 – Subdivision plan 

Source: Stella L. Walter – Surveyor 

Current lot 

Development 
site for this DA 
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2.1 Site Context 
The site falls within the Blacktown local government area, approximately 17km from 
the CBD of Parramatta and 34km from the Sydney CBD.  The site is approximately 
2km from the nearest strategic centre, Rouse Hill, as identified in the Greater Sydney 
Region Plan. Other nearby centres include Blacktown CBD, Sydney Business Park at 
Marsden Park and Penrith. The site’s regional context is presented in the figure 
below. 

The site is located within an urban release area and is surrounded by a mix of 
developed and developing precincts. The area in the vicinity of the site includes 
new housing with open space areas and new schools. The future Tallawong Station, 
part of Sydney Metro Northwest, is currently being developed to the south of the 
east and will serve as a major public transportation linkage to Rouse Hill, Macquarie 
Park and Chatswood. 

The site’s local context is illustrated in Figure 2 below. 

 

Figure 3 – Local context map 

Source: SIX Maps 

2.2 Site Description 
The table below provides a description of the site and immediate surrounding 
development.  

 Site description Table 3.

Item Description 

Legal description 
• Current allotment: Lot 82 DP208203 

• Future allotment: Lot 1 as proposed under PD2018/0045 

Net developable area 

(R3 land only) 
1.656ha 

Site area 

(R3 land excluding future 
public roads) 

1.259ha 

Street frontage 135m to Macquarie Road 
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 Site description Table 3.

Current uses Existing development at the site includes a single storey 
residence, outbuildings and telecommunications facility. 

Vegetation The site is largely vegetated by remnant vegetation. 

Topography 

The site is situated on gently undulating terrain with ground 
surface dropping in a general south-western direction at 
angles ranging from two to five degrees. Based on survey 
drawings, ground surface within the development area 
ranges from at about RL 70 to RL 62. 

Immediate surrounding land 
uses 

Surrounding land uses are primarily rural in nature. There 
consists a mix of vegetated and cleared land, rural uses 
(sheds) and agricultural land. The land is expected to 
undergo transition in the near future resulting in more urban 
and residential uses. 

The site is bordered by R3 Medium Density Residential land 
to the south and west. 

To the east the site is bordered by RE1 Public Recreation 
land, which is intended to become a local park in the 
future. An electricity transmission line and associated 
easement borders the site to the east within the RE1 land. 

To the north the site is bordered by RU4 Primary Production 
land, which forms part of the Riverstone East Precinct and 
will be rezoned for urban residential purposes in the future. 
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3 Proposed Development 
Approval is sought for: 

• Demolition of existing structures on site; 

• Tree clearing to make the site suitable for the residential development; 

• Subdivision to create two lots: one residential lot and one lot for the existing 
telecommunications facility; 

• Construction of multi dwelling housing (91 dwellings) with internal pedestrian 
path network and integrated landscaping; 

• Strata subdivision of the proposed multi dwelling housing; 

• Construction of three levels of basement parking; and 

• Civil works including construction of a new local road network comprising 
two local roads and two local half-roads. 

These works are described in further detail below. 

3.1 Demolition 
It is proposed to demolish all existing structures on site, including several buildings 
and sheds, with the exception of the telecommunications tower, which is to remain 
in use until its lease expires in 2022. 

Additionally, it is proposed to dewater and decommission the small existing damn at 
the southwest portion of the site, prior to earthworks. For further detail refer to the 
demolition plan prepared by Craig and Rhodes. 

3.2 Subdivision 

3.2.1 Torrens title subdivision 

It is proposed to subdivide Lot 1 under PD2018/0045 (refer to discussion at Section 2 
of the SEE) to create two new lots plus roads, as follows: 

• One lot of 1.259ha for residential development (proposed Lot 11 in the figure 
below); and 

• One lot of 457.4sqm for the existing telecommunications facility (proposed 
Lot 12 in the figure below). 

Refer to the subdivision plan prepared by Craig and Rhodes for further detail. 
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Figure 4 – Subdivision plan 

Source: Craig and Rhodes 

3.2.2 Strata subdivision 

It is proposed to strata subdivide the proposed multi dwelling housing (as described 
in Section 3.3 of this SEE). For further detail refer to the preliminary strata subdivision 
plan prepared by Craig and Rhodes. 

3.3 Multi Dwelling Housing 
A total of 91 dwellings are proposed across 11 buildings (Blocks A to K), including: 

• 23 three-bedroom dwellings; and 

• 68 four-bedroom dwellings, including 9 adaptable dwellings. 

The dwellings are all three storeys in height, and each has direct access either to a 
street or internal footpath. The dwellings range in size from 136sqm to 221sqm. 

The ground floor plan and a 3D perspective of the multi dwelling housing are 
provided in the figures below. For further detail refer to the architectural drawings 
prepared by WMK Architects. 
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Figure 5 – Ground floor plan 

Source: WMK 

 

 
Figure 6 – 3D perspective 

Source: WMK 

3.4 Basement Parking 
Three levels of basement parking are proposed with 212 vehicle parking spaces 
comprising: 

• 180 residential spaces including 9 adaptable spaces; 

• 29 visitor spaces including 4 adaptable spaces; 
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• 2 car wash spaces; and 

• 1 loading zone. 

The parking layout has been designed to comply with the relevant Australian 
Standards. 

All parking would be accessed via a single two-way driveway off Macquarie Road, 
with the exception of 12 residential spaces associated with Block A, which would be 
accessed via six individual driveways directly off the proposed western boundary 
road. 

The layout for Basement Levels 1 and 2 is shown in the image below. For further 
detail refer to the architectural drawings prepared by WMK Architects. 

 

Figure 7 – Basement Levels 1 and 2 

Source: WMK 

3.5 Tree Clearing and Landscaping 
Tree clearing is proposed in order to make the site suitable for residential 
development. For details of the site’s trees, refer to the Arboricultural Impact 
Assessment by Australis Tree Management submitted with this DA. 

The development has been designed with integrated landscaping including a 
network of green pedestrian links and large central communal open space area 
with clubhouse and pool. A primary east-west pedestrian pathway has been 
provided to serve as a broad, landscaped thoroughfare with large deep soil zone 
capable of accommodating multiple canopy trees. 

Additionally, street tree planting is proposed along the proposed local roads. 

For further detail refer to the landscape plan prepared by Black Beetle. 
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3.6 Civil Works 

3.6.1 Bulk earthworks 

Bulk earthworks are proposed to make the site suitable for the proposed multi 
dwelling housing. For details refer to the civil drawings prepared by Craig and 
Rhodes. 

3.6.2 Road construction 

The following four local roads/half-roads are proposed in accordance with the 
Indicative Layout Plan for the precinct and in accordance with the Growth Centre 
DCP requirements for medium-high density local roads. 

• New local road running east-west along the southern site boundary. This is 
currently a rural road known as Macquarie Road. The new road will be an 
18m-wide road comprising 11m carriageway and 3.5m verge on either side. 

• New local road running north-south through the site along the eastern 
boundary of the R3 land. This will be an 18m-wide road comprising 11m 
carriageway and 3.5m verge on either side. 

• Half-road construction of a new local road running east-west along the 
boundary of Lot 83 DP208203 (northern boundary of site). This will be half of 
an 18m-wide road comprising 5.5m carriageway and 3.5m verge. 

• Half-road construction of a new local road running east-west on the 
boundary of Lot 61 DP30186 (western boundary of site). This will be half of an 
18m-wide road (5.5m carriageway and 3.5m verge). 

Additionally, approval is sought for construction of temporary turning circles, as 
shown in the figure below, in order to ensure access to the existing 
telecommunications tower to facilitate development of the site prior to expiry of the 
tower’s lease in 2022. 

 

Figure 8 – Plan for temporary turning circles  

Source: Craig and Rhodes 
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For further detail on these roads, refer to the civil drawings prepared by Craig and 
Rhodes. 

The cul-de-sac along the northern boundary would temporarily encroach upon the 
lot to the north at 129 Cudgegong Road (Lot 83 DP 208203). The owner of the 
adjoining landowner has provided their consent for this temporary access. 

The cul-de-sac along the eastern boundary would temporary encroach in the land 
occupied by the electricity easement. This land is owned by the development 
proponent, and therefore no separate owner’s consent is required for lodgement of 
the development application. Approval from the service provider would be 
acquired prior to construction. 
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4 Planning Assessment 
This section provides an assessment of the proposed works against the relevant State 
and local planning provisions.  

4.1 Integrated Development 
The development constitutes “Integrated Development” pursuant to Section 91 of 
the EP&A Act, as a bushfire safety authority is required under Section 100B of the 
Rural Fires Act 1997. It is understood that Council will refer the application to the NSW 
Rural Fire Services as a part of the assessment process. 

4.2 Environmental Planning Instruments 

4.2.1 SEPP No. 55—Remediation of Land 

State Environmental Planning Policy No 55—Remediation of Land (SEPP 55) stipulates 
that a consent authority must not consent to the carrying out of development on 
land unless it has considered whether the land is contaminated; and if so, whether 
the land is suitable in its contaminated state for the purpose of the development or 
whether remediation is required.   

A Phase 1 Contamination Report and Salinity Assessment Report has been prepared 
by GeoEnviro Consultancy to accompany this DA. The report identifies that based 
on historical aerial photographs, the site has been used primarily for residential 
purposes, with heavy tree coverage over the whole of the site since the 1950s. 
Previous and current structures on the site may have been used for storage of 
machinery fluid and chemicals for gardening, and minor spillage or leakage may 
have occurred. 

Based on these preliminary findings, the report concludes that the site is suitable for 
residential land use and recommends that the following precautionary measures be 
carried out post-approval: 

• Validation sampling and laboratory analysis be carried out after completion 
of demolition of all building structures and clearing of all vegetation in order 
to ensure that the areas around the buildings are not grossly impacted by 
spills or leakages; and 

• In the event where buried bonded asbestos fragments are encountered 
during excavation and construction, an unexpected asbestos finds protocol 
be initiated (as detailed in Appendix D of the report). 

It is anticipated that Council will impose conditions of consent in response to these 
recommendations. Having regard to the above, the development complies with 
clause 7 of SEPP 55 and can be made suitable for residential development. 

To supplement the above findings, a Stage 2 investigation is currently being 
prepared and will be submitted once the lab results are complete. 

4.2.2 SEPP (BASIX) 2004 

The application is accompanied by BASIX Certificates, which confirm that the 
proposed dwellings will meet the NSW government’s requirements for sustainability if 
built in accordance with the commitments set out in the certificates. 
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4.2.3 SEPP (Sydney Region Growth Centres) 2006 

State Environmental Planning Policy (Sydney Region Growth Centres) 2006 (Growth 
Centres SEPP) is the primary environmental planning instrument applicable to the site 
and outlines the zoning and key development standards.  

Under the SEPP the site is zoned R3 Medium Density Residential as shown in the figure 
below. 

 
Figure 9 – Land zoning map  

Source: Growth Centres SEPP 

The table below provides an assessment of the proposal against the key provisions of 
the SEPP. 

 Growth Centres SEPP (Appendix 6) assessment Table 4.

Clause Provision Assessment 

Zoning Zone Objectives 

• To provide for the housing 
needs of the community 
within a medium density 
residential environment. 

• To provide a variety of housing 
types within a medium density 
residential environment. 

• To enable other land uses that 
provide facilities or services to 
meet the day to day needs of 
residents. 

• To support the well-being of 
the community by enabling 
educational, recreational, 
community, religious and 
other activities where 
compatible with the amenity 

Complies 

The proposed dwellings fall under 
the category of “multi dwelling 
housing”, which is defined as 
follows: 

Multi dwelling housing means 3 
or more dwellings (whether 
attached or detached) on 
one lot of land, each with 
access at ground level, but 
does not include a residential 
flat building or a manor home. 

Multi dwelling housing is permitted 
with consent in the R3 zone. 

The proposed residential 
development is consistent with the 
objectives for development in zone 
R3 Medium Density. The housing 
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 Growth Centres SEPP (Appendix 6) assessment Table 4.

Clause Provision Assessment 

of a medium density 
residential environment. 

needs of North West Sydney will be 
provided for through multi dwelling 
housing suitable in a medium 
density residential environment.  

4.1AB Minimum 
lot sizes for 
residential 
development 
in Zone R2 Low 
Density 
Residential and 
Zone R3 
Medium 
Density 
Residential 

(7)  The minimum lot size for multi 
dwelling housing is: 

(a)  1,500m2 if the dwelling density 
(per hectare) shown on 
the Residential Density Map in 
relation to the land is 15 or 20, or 

(b)  375m2 if the dwelling density 
(per hectare) shown on 
the Residential Density Map in 
relation to the land is 25 or 45. 

Complies 

The lot area is 1.656ha, which is 
greater than the minimum of 
375sqm. 

4.1B Residential 
Density  

The site is identified on the RDN 
Map as having a minimum 
residential density of 25 dwellings 
per hectare. 

Complies 

The site has a net developable area 
of 1.656ha and a dwelling yield of 
91 dwellings in total. This equates to 
a density of 55 dwellings per 
hectare, which exceeds the 
minimum of 25 dwellings per 
hectare. 

4.3 Height of 
Buildings  

The site is identified to have a 
maximum building height of 12m 
on the HOB Map. 

Minor non-compliance 

The majority of the development is 
located under the 12m maximum 
height. 

There are minor non-compliances at 
Block A and Block E. These are 
considered acceptable given their 
minor extent and the sloping nature 
of the site. 

This is discussed in further detail in 
the Clause 4.6 request at Appendix 
1 of this SEE. 

4.4 Floor space 
ratio  

The site is not identified with any 
FSR control on the FSR Map. 

Not applicable 

No maximum FSR applies to the site. 

4.6 Exceptions 
to 
development 
standards 

Development consent may, 
subject to this clause, be granted 
for development even though the 
development would contravene a 
development standard imposed 
by this or any other environmental 
planning instrument. 

The proposed development 
proposes a variation to the height 
standard. For details refer to 
Appendix 1 of this SEE.  

5.1 Relevant 
acquisition 
authority 

The RE1 Public Recreation land to 
the east of the development site is 
to be acquired by Council. 

Noted 
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 Growth Centres SEPP (Appendix 6) assessment Table 4.

Clause Provision Assessment 

5.9 
Preservation of 
trees or 
vegetation 

(1) The objective of this clause is to 
preserve the amenity of the area, 
including biodiversity values, 
through the preservation of trees 
and other vegetation. 

(3) A person must not ringbark, cut 
down, top, lop, remove, injure or 
wilfully destroy any tree or other 
vegetation to which any such 
development control plan applies 
without the authority conferred by: 

(a) development consent, or 

(b) a permit granted by the 
Council. 

Complies 

Consent for site clearing is being 
sought. An Aboricultural Report has 
been prepared by Australis Tree 
Management to accompany this 
DA. The report identifies the health 
and condition of the site’s trees. 

5.10 Heritage 
Conservation 

The site is not identified as a 
heritage item under the Growth 
Centres SEPP and is not in the 
vicinity of any other identified 
heritage items. 

Complies 

No European heritage assessment is 
deemed necessary.  

Aboriginal heritage is discussed in 
Section 5 of this report. 

6.1 Public utility 
infrastructure 

(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 or that adequate 
arrangements have been made 
to make that infrastructure 
available when it is required. 

Complies 

The site is currently serviced by 
sewer, water and electricity. 

6.4 
Development 
controls – 
native 
vegetation 
retention areas 

(2) This clause applies to land: 

(a) within a native vegetation 
retention area as shown on 
the Native Vegetation Protection 
Map, or 

(b) within a riparian protection 
area as shown on the Riparian 
Protection Area Map. 

Not applicable 

The site is not within a native 
vegetation retention area or on the 
Riparian Protection Area Map. 

6.5 
Development 
controls – 
existing native 
vegetation 

(2) This clause applies to land 
within an existing native 
vegetation area as shown on 
the Native Vegetation Protection 
Map. 

(4) The consent authority must not 
grant development consent for 
development on land to which this 
clause applies unless it is satisfied 
that the proposed development 
will not result in the clearing of any 
existing native vegetation (within 
the meaning of the relevant 
biodiversity measures under Part 7 
of Schedule 7 to the Threatened 

Not applicable 

The site is not shown as an existing 
native vegetation area on the 
Native Vegetation Protection Map. 
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 Growth Centres SEPP (Appendix 6) assessment Table 4.

Clause Provision Assessment 

Species Conservation Act 1995). 

4.3 Draft Environmental Planning Instruments 

4.3.1 North West Draft Exhibition Package 

In May 2017 the DP&E exhibited the North West Exhibition Package, which includes a 
proposed amendment to the Growth Centres SEPP and DCP. Notably, the 
amendments set maximum densities and provide new minimum subdivision lot sizes 
in all residential areas. 

Under the provisions, the subject site is identified with a minimum to maximum 
density range of 25 to 35 dwellings per hectare. The subject development proposes 
55 dwellings per hectare (91 dwellings over 1.656ha), which is outside of the density 
range. Nonetheless, it is considered that the proposed development provides a 
density that is appropriate to the site and consistent with a medium density 
environment. Each dwelling achieves a high level of amenity, and the dwelling 
layout is generally consistent with key built form controls, such as setbacks, building 
separation, site coverage and landscaped area. 

4.4 Development Control Plans (DCPs) 
The Blacktown City Council Priority Precincts Development Control Plan (DCP) 2018 is 
the applicable DCP. Key relevant DCP controls are addressed in the table below. 

The figure below shows the Indicative Layout Plan (ILP) for the Tallawong Station 
Precinct (formerly Cudgegong Road Precinct). 

 
Figure 10 – Indicative Layout Plan (ILP) 

Source: Growth Centres SEPP 
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 Blacktown DCP 2018 asssessment Table 5.

Section Provision Assessment 

2. Precinct Planning Outcomes 

2.2 Indicative 
layout plan 

All development applications 
are to be generally in 
accordance with the 
Indicative Layout Plan. 

Complies 

The proposed development is 
consistent with the ILP, which is shown 
in the figure above the table. The 
development proposes medium density 
residential development and provides 
for the relevant roads and half-roads. 

Any proposed variations to the 
general arrangement of the 
Indicative Layout Plan must be 
demonstrated by the 
applicant, to Council’s 
satisfaction, to be consistent 
with the Precinct Planning 
vision in the relevant Precinct 
Schedule. 

Not applicable 

No variations to the ILP are proposed. 

2.3.1 Flooding 
and water 
cycle 
management 

No residential allotments are to 
be located at a level lower 
than the 1% Annual 
Exceedance Probability (AEP) 
flood level plus a freeboard of 
500mm (i.e. within the ‘flood 
planning area’). 

Complies 

The site is not located in the flood 
planning area. 

Stormwater is to be managed 
primarily through the street 
network in accordance with 
Council’s Water Sensitive Urban 
Design Development Control 
Plan. 

Complies 

Stormwater is proposed to be 
managed through connection to the 
street network. 

2.3.2 Salinity 
and soil 
management 

Every subdivision development 
application for land identified 
in the Areas of potential salinity 
and soil aggressivity risk figure 
in the relevant Precinct 
Schedule, as having a high risk 
of salinity or mildly to 
moderately aggressive soil is to 
be accompanied by a salinity 
report prepared by a suitably 
qualified person. 

Complies 

Refer to discussion in Section 5 of this 
SEE. 

2.3.3 Aboriginal 
and European 
heritage 

Development applications 
must identify any areas of 
Aboriginal heritage value that 
are within or adjoining the area 
of the proposed development, 
including any areas within the 
development site that are to 
be retained and protected 
(and identify the management 
protocols for these). 

Complies 

Refer to discussion in Section 5 of this 
SEE. 

2.3.4 Native Native trees and other Complies 
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 Blacktown DCP 2018 asssessment Table 5.

Section Provision Assessment 

vegetation 
and ecology 

vegetation are to be retained 
where possible by careful 
planning of subdivisions to 
incorporate trees into areas 
such as road reserves and 
private or communal open 
space. 

Refer to discussion in Section 5 of this 
SEE. 

2.3.5 Bushfire 
hazard 
management 

Reference is to be made to 
Planning for Bushfire Protection 
2006 in subdivision planning 
and design and development 
is to be consistent with Planning 
for Bushfire Protection 2006, 
except where varied by 
controls that follow. 

Complies 

Refer to discussion in Section 5 of this 
SEE. 

2.3.6 Site 
contamination 

All subdivision Development 
Applications shall be 
accompanied by a Stage 1 
Preliminary Site Investigation 
prepared in accordance with 
State Environmental Planning 
Policy 55 – Remediation of 
Land and the Contaminated 
Land Management Act, 1995. 

Complies 

A stage 1 investigation has been 
submitted with the DA. Refer to 
discussion at Section 4 of this SEE. 

3. Neighbourhood and Subdivision Design 

3.1.1 
Residential 
density 

All applications for residential 
subdivision and the 
construction of residential 
buildings are to demonstrate 
that the proposal meets the 
minimum residential density 
requirements of the relevant 
Precinct Plan and contributes 
to meeting the overall dwelling 
target in the relevant Precinct. 

Complies 

The site is identified with a minimum 
density range of 25 dwellings per 
hectare. The development proposes 55 
dwellings per hectare (91 dwellings 
over 1.656ha), which exceeds the 
minimum requirement. 

3.1.2 Block and 
Lot Layout 

Minimum lot sizes for each 
dwelling type will comply with 
the minimum lot size provisions 
permitted by the Sydney 
Region Growth Centres SEPP, 
summarised here as Table 3-2: 
Minimum lot size by density 
bands. In certain density 
bands, variations to some lot 
sizes may be possible subject to 
clauses in the Sydney Region 
Growth Centres SEPP. 

Complies 

The lot area is 1.259ha, which is greater 
than the minimum of 375sqm for multi 
dwelling housing. 

Minimum lot frontages applying 
to each density band will 
comply with Table 3-3: 
Minimum lot frontages by 
density bands. Lot frontage is 
measured at the street facing 
building line as indicated in 

Complies 

The lot achieves a frontage widths of 
greater than 7.5m on all sides. 
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 Blacktown DCP 2018 asssessment Table 5.

Section Provision Assessment 

Figure 3-3. 

3.4.1 Street 
layout and 
design 

The design of streets is to be 
consistent with the relevant 
typical designs in Figure 3-10 to 
Figure 3-15  and Council’s 
Engineering Guide for 
Development . 

Complies 

The development provides for two local 
half-roads (north and west boundaries) 
and two local roads (south and east 
boundaries)—all in accordance with 
DCP Figure 3-14, which relates to 
medium-high density local roads with 
18m total reserve width. 

4. Development in Residential Zones 

4.3.4 Multi 
dwelling 
housing 

Multi dwelling housing sites are 
to have direct frontage to a 
public road (i.e. not on a 
battle-axe lots). 

Complies 

The site has frontage to four proposed 
public roads and is not a battle-axe 
allotment. 

Each dwelling has frontage to a public 
road or communal open space. The 
dwellings fronting the communal space 
have been designed with a street-like 
interface to the communal space 
including appropriate landscaping and 
setbacks. 

Multi dwelling housing is to 
comply with the controls in 
Table 4-9. 

Complies 

See following section in table. 

Controls for adaptable 
dwellings (requirement 
triggered by minimum number 
of dwellings in development, 
located elsewhere in DCP) also 
apply to multi-dwelling housing. 
Adaptable dwellings are 
preferably to be single level 
accommodation at ground 
level and be located on the 
street frontage. 

Complies 

9 adaptable dwellings are provided, 
which is consistent with the 10% 
minimum. 

A landscape plan is to be 
submitted with every 
application for multi-dwelling 
housing. 

Complies 

A landscape plan has been submitted 
with the application. 

Where a multi dwelling housing 
development includes a studio 
dwelling with rear lane vehicle 
access, the controls for a studio 
dwelling shall apply. 

Not applicable 

No studio dwellings proposed. 

DCP Table 4-9 (Multi dwelling housing) 

Site coverage 
(maximum) 

50% Complies 

The development achieves site 
coverage of 6,068sqm or 48% of the site 
area. 

Landscaped 
area 

30% of site area Does not comply 

The development achieves a soft 
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 Blacktown DCP 2018 asssessment Table 5.

Section Provision Assessment 

(minimum) landscaped area of 2,700sqm or 21.4% 
of the site area. This non-compliance is 
discussed further below the table. 

Principal 
private open 
space 

Minimum 16sqm with minimum 
dimension of 3m. 

10sqm per dwelling if provided 
as balcony or rooftop with a 
minimum dimension of 2.5m. 

Complies 

Each dwelling includes a principal area 
of private open space of at least 
16sqm with minimum dimension of 3m. 

Front setback 
(minimum) 

4.5m to building facade lines; 
3m to articulation zone. 

Complies 

Each dwelling fronting a public road 
achieves a front setback of at least 
4.5m to the façade line and 3m to the 
articulation zone. 

Dwellings with frontage to the internal 
linear park and communal feature 
reduced setbacks. This is appropriate, 
as these dwelling do not front a public 
road. 

Corner lots 
secondary 
street setback 
(min) 

2m Complies 

The corner dwellings with two frontages 
to public roads are setback from the 
secondary road by 2m. 

Side setback 
(minimum) 

Ground floor 0.9m 

Upper floor 0.9m 

Not applicable 

All dwellings are attached. 

Rear setback 
(minimum) 

4m Complies 

Each dwelling achieves at least 4m 
setback from the strata lot line of the 
adjoining dwelling to the rear. 

Zero lot line 
(minimum) 

Not permitted on adjacent lot 
boundaries 

Not applicable 

No zero lot line dwellings proposed. 

Internal 
building 
separation 
distance 
(minimum) 

5m (unless dwellings are 
attached by a common wall) 

Complies 

All buildings are separated from each 
other by at least 5m. 

Car parking 
spaces 

1 space per dwelling, plus 0.5 
spaces per 3 or more bedroom 
dwelling, plus 1 visitor space 
per 5 dwellings. 

Complies 

The development features 91 dwellings 
(all 3- or 4-bed), resulting in a total 
minimum parking requirement of 155 
spaces (137 residential and 18 visitor). 

The development features 209 parking 
spaces (180 residential, 29 visitor), 
which complies with the minimum 
requirement. The development also 
includes 2 carwash spaces and 1 
loading bay. 

Garages and 
car parking 
dimensions 
(minimum) 

Uncovered: 2.5m x 5.2 

Covered: 3m x 5.5m 

Aisle widths must comply with 
AS 2890.1 

Generally complies 

The proposed aisle widths are 
consistent with AS requirements. The 
car space widths are 2.4m as per AS 
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 Blacktown DCP 2018 asssessment Table 5.

Section Provision Assessment 

1-2 bedroom dwelling swill 
provide at least 1 car space 

3 bedroom or more dwellings 
will provide at least 2 car 
spaces. 

requirements, generally in accordance 
with the “uncovered” requirement in 
the DCP. 

Landscaped area 

The development achieves a soft landscaped area of 2,700sqm or 21.4% of the site 
area. This non-compliance is considered acceptable for the following reasons: 

• The landscape plan provides for an overall successful balance between 
landscaping and built form. While it may possible to achieve strict 
compliance by reducing the extent of certain paved areas, such as private 
open spaces, this would notably reduce the utility of these areas by limiting 
opportunities for alfresco dining and the like.  

• Each townhouse achieves at least 15% soft landscaped area, which is 
consistent with Council’s controls for rear-accessed dwellings in Table 4-2 of 
the Growth Centres DCP. While it is acknowledged that Table 4-9 of the DCP 
is the applicable table, it is considered that consistency with the 
corresponding control for small lot housing in Table 4-9 is good evidence that 
the proposed development provides a suitable balance between 
landscaping and built form. 

• The development provides for significant tree canopy cover, particularly in 
the central communal open space areas. 

• The development provides for a satisfactory drainage plan as demonstrated 
in the submitted civil drawings. 

• The development includes a large pool in the central communal open 
space. While this does not technically count towards landscaped area, it 
nonetheless contributes to residential amenity and to the successful balance 
of built form and landscape elements. 

• The 21.4% landscaped area is above the 20% specified in the new Medium 
Density Design Guide for Development Applications, further demonstrating 
the appropriate balance between landscaping and built form. 

4.5 Low Rise Medium Density Design Guide 
The Low Rise Medium Density Design Guide for Development Applications (the 
Guide) was published on 6 July 2018. Section 92 of the Environmental Planning and 
Assessment Regulation 2000 requires that the consent authority must consider the 
Guide when assessing applications for multi dwelling housing, but only if the consent 
authority is satisfied that there is not a development control plan that adequately 
addresses such development. The proposed multi dwelling housing is covered by the 
Blacktown City Council Growth Centres DCP, which contains controls for multi 
dwelling housing. As such, the consent authority can be satisfied that there is a 
development control that addresses the development, and therefore the Guide 
need not be considered. 

Nonetheless, a compliance table has been provided at Appendix 2 demonstrating 
how the proposed multi dwelling housing is consistent with the objectives of the 
Guide. Overall it has been found that the proposed development is consistent with 
the objectives.   
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5 Environmental Assessment 
This section addresses the potential environmental impacts of the proposed 
development. It should be read in conjunction with the various specialist reports 
submitted with the DA. 

5.1 Salinity and Contamination 
A Phase 1 Contamination and Salinity Assessment Report prepared by GeoEnviro 
Consultancy accompanies the application. The assessment concludes that the site is 
not impacted by saline soils and recommends that the development adopt a 
number of standard management strategies as outlined in Section 7.2 of the 
assessment. 

The issue of contamination is addressed in the SEPP 55 discussion in Section 4 of this 
SEE. 

5.2 Aboriginal Heritage 
The site is not identified as an Aboriginal cultural heritage site. There is an Aboriginal 
cultural heritage site to the east, as identified in the figure below, but it is located 
within the adjoining RE1 land, entirely outside of the development site. 

 
Figure 11 – Aboriginal cultural heritage sites  

Source: Growth Centres DCP – Schedule 4 

An Aboriginal Heritage Due Diligence Assessment by Baker Archaeology has been 
submitted with the DA. The assessment analyses the entire current lot including RE1 
land. The assessment makes the following key points: 

• No Aboriginal objects have been previously identified on the land. 

• No Aboriginal objects were observed on the land in a site inspection on 23 
May 2017. 

• The 2010 Area 20 Precinct Aboriginal Heritage Study classifies a portion of the 
RE1 land as a potential archaeological despot (PAD). (As seen in Figure 5 
above, this area is generally the area to the east of the electricity easement.) 

• There is no identified Aboriginal heritage constraint to proceed with 
development to the west of and including the electricity easement. Based on 
the findings of the assessment, there is no justification for further 
archaeological assessment or monitoring of this area. 

Approximate 
site boundary 
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• Baker recommends* test excavation in the PAD land on the basis that a half-
road is proposed along the northern boundary of this land. 

*Baker’s recommendation for test excavation in the PAD land was based on 
assessment of a previous scheme, which included half-road construction along the 
northern boundary of the RE1 land. The current scheme, however, proposes no half-
road construction in the RE1 land and no other works to the east of the electricity 
easement. Therefore, all works proposed in this DA are outside of the PAD. 

Given that the proposed works are all outside of the PAD land, there is no need for 
further archaeological assessment or monitoring of the site. This conclusion is plainly 
supported by Baker’s report, and therefore it is considered that no updated report is 
required. 

5.3 Traffic and Parking 
A Traffic Impact Statement prepared by the Transport Planning Partnership has been 
submitted with the DA. The statement describes existing road conditions, outlines the 
strategic transport context, assess the proposed on-site parking and internal layout 
and examines the traffic generation and impact (both operational and 
construction). Key items from the statement are outlined below: 

• A new single tow-way vehicular cross off Macquarie Road along the site’s 
southern boundary would provide access to the residential parking in the 
basement levels and to the dedicated loading dock within the basement. All 
vehicles, including service vehicles, would enter and exit in the forward 
direction. 

• The proposed loading dock in Basement Level 3 has been designed to 
facilitate service vehicles up to and including a 12.5m heavy rigid 
vehicle/Council waste truck (confirmed by swept path analysis). It is 
anticipated the only regular service vehicle activity would be Council’s 
waste collection. 

• A total of 218 residential and visitor vehicle parking spaces are proposed (182 
residential and 36 visitor), which is above the minimum of 155 spaces (137 
residential and 18 visitor). 

• The basement car parking has been designed to comply with the relevant 
Australian Standards. 

• Dedicated bicycle parking areas are provided on Basement Levels 1 and 2 in 
order to comply with the Growth Centres DCP requirement of at least 30 
bicycle spaces. 

• Traffic generation estimates for the development have been sourced from 
the Roads and Maritime Service’s (RMS’s) Guide to Traffic Generating 
Developments (2002). Using the relevant rates, it has been estimated that the 
development would likely generate 45-59 peak hour vehicle trips or 450-585 
daily vehicle trips. This equates to approximately one vehicle every one 
minute, which is considered negligible. It is not expected that the 
development would have any adverse impacts on the surrounding road 
network. 

• While exact construction activities are unknown at this stage, based on the 
size of the proposed development it is expected that the potential traffic 
generated by construction activities would be minimal and have negligible 
impacts on existing traffic conditions. 
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• A construction traffic management plan would be prepared and submitted 
to Council and RMS at the construction certificate stage in order to provide 
further details on construction activities and impacts. 

5.4 Arboriculture   
An Arboricultural Impact Assessment prepared by Australis Tree Management has 
been submitted with this DA. The assessment identifies the health and conditions of 
trees within the pre-subdivided site, assesses the potential impacts from proposed 
works and provides recommendations relating to tree retention, protection and 
removal. 

Australis inspected a total of five hundred and twenty five (525) trees located on the 
site and within 5m of the boundaries of the site. All trees within the R3-zoned land are 
proposed for removal. 

5.5 Bushfire 
The site has been identified as bushfire prone land, which will be impacted by the 
proposed clearing, which will occur as a result of the proposed subdivision.  

A Bushfire Assessment by Peterson Bushfire has been submitted with the DA. The 
assessment addresses the pre-subdivided site (i.e. both R3 and RE1 land). Key 
findings from the assessment are outlined below: 

• The subject land and all surrounding adjacent properties for a distance 
greater than 100m have Biodiversity Certification, meaning that most of the 
vegetation will be cleared as the land develops. 

• Vegetation within the R3-zoned portion of the site will be removed as part of 
the proposed development. 

• Vegetation within the RE1-zoned portion will be retained. The cleared land 
containing the transmission line just over 30m wide, which will contribute to 
the hazard separation for the proposed development.  

• An 8m-wide temporary APZ is recommended on the adjoining lot to the 
northwest (Lot 3 DP208203) to ensure a Bushfire Attack Level (BAL) rating no 
higher than BAl-29 until such time that the adjoining land is cleared for 
development. 

• Macquarie Road and managed properties provide the necessary APZs within 
the remaining directions. 

The assessment concludes that the development complies with s100B Rural Fires Act 
1997, Clause 44 of the Rural Fires Regulation 2008 and Planning for Bushfire Protection 
2006, subject to the recommended 8m-wide APZ in the adjoining lot (described 
above) plus a number of other standard conditions. 

5.6 Stormwater Management 
Craig and Rhodes has prepared a concept drainage plan and Stormwater 
Management Report for the DA. 

The concept plan outlines the drainage scheme for the site including temporary on-
site detention (OSD). The OSD is only temporarily required until future regional basis 
are delivered downstream of the development. Due to the nature of the 
development, a permanent structure (underground tank) is required to contain post-
development flows. 
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MUSIC modelling demonstrates that the proposed stormwater treatment for water 
quality using rainwater tanks, pit inserts (EnviroPods) and Stormfilter cartridges meets 
Council’s performance targets. 

5.7 Waste Management 
A Waste Management Plan has been prepared by Transport Planning Partnership to 
accompany the DA. The plan identifies the operational aspects of waste 
management for the development. Key items from the report are outlined below: 

• Each townhouse would be constructed with adequate space for storage of 
one full day accumulation of refuse (typically under-sink compartment or 
utility cupboard). 

• Residents will be responsible for transferring their waste to the relevant refuse 
room in the basement. The refuse rooms are located within 45m of each 
garage. Blocks C and D will share one refuse room, and Blocks J and K will 
share another. All other blocks will have their own refuse rooms. 

• Building management will be responsible for retrieving the bins from each 
refuse room and transferring them to the refuse holding rooms in Basement 
Level 3. Bins will be placed into a trailer and a tug or ute used to tow the 
trailer between basements to reduce manually handling workplace safety 
risks or potential damage to bins. 

• There are two refuse holding rooms on Basement Level 3—one for waste and 
one for recycling. These are of sufficient size to hold full bins awaiting 
servicing, as well as additional spare bins used to rotate with bins from the 
refuse rooms throughout the site. Only building management and the waste 
collector would have access to these rooms. 

• A 22sqm bulky goods room has been provided within the loading dock 
adjacent to the refuse holding rooms. Residents wishing to dispose of bulky 
waste items will be required to liaise with building management to gain 
access to this room. 

• Waste would be collected onsite in the loading dock by Blacktown City 
Council. Waste bins would be serviced by a rear-lift refuse collection vehicle, 
and recycling bins would be serviced by a side or rear lift refuse collection 
vehicle. 

• Refuse bin quantities have been calculated on collection cycles of three 
days per week for waste and one day per week for recycling. 

It is noted that a separate waste management plan for demolition and construction 
waste would be prepared and submitted to Council prior to the commencement of 
any works, as per Council requirements. 

5.8 Geotechnical 
A Geotechnical Investigation has been prepared by GeoEnviron Consultancy to 
detail the sub-surface conditions of the site including groundwater conditions. The 
report provides recommendations on construction methodology and design. It is 
considered that the construction of the proposed development can be carried out 
safely and efficiently, without adversely impacting surrounding land, subject to 
implementations of the recommendations in the geotechnical report. 
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5.9 CPTED 
The proposed development has been assessed against the four key principles of 
Crime Prevention Through Environmental Design (CPTED). Overall it has been found 
that the development achieves a design that minimises opportunity for crime and 
promotes a social interaction and passive surveillance. 

Additionally, an assessment against the NSW Police CPTED Guidelines is provided at 
Appendix 4 of this SEE. 

Surveillance 

The development provides for natural surveillance opportunities throughout the site. 
All dwellings feature windows to main living areas and balconies facing towards 
either a road or communal open space area. Front doors are also plainly visible from 
the public domain/communal areas. 

Access control 

The proposed development uses physical and symbolic barriers to attract, channel 
and restrict the movement of people. Individual dwelling entries are clearly defined 
by fencing, landscaping and design elements. 

Territorial reinforcement 

The private and public areas of the development are clearly defined. Private 
residences are clearly defined by fencing, landscaping and design elements, while 
the central communal open space area is set back within the site and buffered by 
landscaping, which will help signal the communal (not public) nature of the facilities. 
It is anticipated signage/fencing will be provided at key portions of the communal 
area (e.g. pool) in order to identify that it is to be used by residents only. 

Space management 

Space management strategies include activity coordination, site cleanliness, rapid 
repair of vandalism and graffiti, the replacement of burned out pedestrian and car 
park lighting and the removal or refurbishment of decayed physical elements. These 
would occur during the operation stage of the development. 
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6 Section 4.15 Summary Assessment 
In summary, the table below provides an assessment of the proposal against all 
provisions under Section 4.15 of the EP&A Act 1979. 

 Section 4.15 assessment summary Table 6.

Clause No.  Clause Assessment  

(1) Matters for consideration—general  

In determining a development application, a consent authority is to take into 
consideration such of the following matters as are of relevance to the 
development the subject of the development application: 

(a)(i) The provision of: 

Any environmental planning 
instrument, and 

This SEE has considered and provided an 
assessment against: 

• SEPP No 55;  

• SEPP (Growth Centres) 2006; 

• SEPP (BASIX) 2004; and 

The proposal has been shown to be 
compliant with the provisions of the 
above instruments.  

(ii) Any proposed instrument that is or 
has been the subject of public 
consultation under this Act and 
that has been notified to the 
consent authority (unless the 
Director-General has notified the 
consent authority that the making 
of the proposed instrument has 
been deferred indefinitely or has 
not been approved), and 

The proposal has been considered 
against the Department of Planning and 
Environment’s proposed amendments to 
the Growth Centres SEPP. While the 
proposal is not consistent with the draft 
density range, it is considered the 
proposal provides for a density that is 
appropriate to the site and consistent 
with the surrounding future context. 

Also, the making of the amendment to 
the SEPP is not certain and not imminent, 
and therefore little weight should be 
given draft plan during the assessment 
process. 

(iii) Any development control plan, 
and  

An assessment against the provisions of 
the Blacktown City Council Growth 
Centres Development Control Plan has 
been provided as part of this 
development application. It has been 
shown that the application meets the 
key controls and the relevant objectives.  

(iiia) Any planning agreement that has 
been entered into under Section 
93F, or any draft planning 
agreement that a developer has 
offered to enter into under Section 
93F, and 

Not Applicable. 

(iv) The regulations (to the extent that 
they prescribe matters for the 
purposes of this paragraph), and 

The proposal is consistent with the 
regulations applying to development 
applications. 

In regards to the new Low Rise Medium 
Density Housing Guide for Development 
Applications, it is noted that the Guide 
should not apply to the subject 



 

 34 

 Section 4.15 assessment summary Table 6.

Clause No.  Clause Assessment  

application because the site is already 
subject to a DCP which adequately 
addresses multi dwelling housing. 
Nonetheless, an assessment against the 
objectives of the Guide has been made, 
and it has been found that the 
development is consistent with the 
objectives. 

(v) Any coastal zone management 
plan (within the meaning of the 
Coastal Protection Act 1979), that 
apply to the land to which the 
development application relates, 

Not Applicable. 

(b) The likely impacts of that 
development, including 
environmental impacts on both 
the natural and built environments, 
and social and economic impacts 
in the locality, 

A number of potential impacts have 
been considered within this SEE, 
including drainage, contamination, 
salinity, bushfire issues and impacts on 
surrounding land.  The proposed 
development has been shown to result 
in minor and acceptable environmental 
impact. 

(c) The suitability of the site for the 
development, 

The development is consistent with the 
relevant SEPP and DCP controls and has 
no unacceptable adverse 
environmental impacts.  The site is 
therefore considered suitable for the 
development. 

(d) Any submissions made in 
accordance with this Act or the 
regulations, 

This is a matter for to be addressed 
following the notification of the 
application. 

(e) The public interest. The proposal is in the public interest as:  

• It is consistent with the relevant 
environmental planning instruments; 

• The environmental impacts have 
been considered and can be 
appropriately mitigated; 

• The additional dwellings will be 
added to the Sydney housing 
market, providing much needed 
housing stock; and 

• A range of lot dwelling types are 
proposed to cater for social mix. 
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7 Conclusion 
This SEE has been prepared on behalf of Poly Australia to support a multi dwelling 
housing development application to Blacktown City Council for the site at 119 
Cudgegong Road, Rouse Hill. This SEE has described the proposed works and 
provides an assessment of the works against the relevant heads of consideration 
pursuant to Section 4.15 of the EP&A Act. 

The assessment undertaken in this SEE, supported by additional consultant studies, 
shows that the proposal is compliant with the key relevant controls and that any 
environmental impacts are minimal and manageable.  In summary: 

• The development is compliant with the key provisions of the Growth Centres 
SEPP and the DCP; 

• The development is considerate of environmental impacts, such as 
stormwater, salinity, heritage and contamination; 

• The site is suitable for the development; and 

• The development is in the public interest. 

Based on the above, the development is considered to be in the public interest.  As 
such, we recommend approval of the application. 
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Appendix 1: 
Clause 4.6 Variation Request—Height 
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 Introduction  1
This Clause 4.6 Variation Request Report (report) supports a development 
application (DA) submitted to Blacktown Council for multi dwelling housing on the 
land at 119 Cudgegong Road, Rouse Hill (the site). 

This report has been prepared to request a variation to the maximum height of 
building standard under clause 4.3 of Schedule 6 (Area 20) of State Enviornmental 
Planning Policy (Sydney Region Growth Centres) 2006 (Growth Centres SEPP). 

The request is being made pursuant to clause 4.6 of Schedule 6 of the Growth 
Centres SEPP.	

 Clause 4.6 Exceptions to development 2
standards 
Clause 4.6 of Schedule 6 of the Growth Centres SEPP enables an exception to the 
height standard subject to consideration of a written request from the applicant 
justifying the contravention. Clause 4.6 reads as follows: 

Clause 4.6 Exceptions to development standards 

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

(a) to provide an appropriate degree of flexibility in applying certain 
development standards to particular development, 

(b) to achieve better outcomes for and from development by allowing 
flexibility in particular circumstances. 

(2) Development consent may, subject to this clause, be granted for 
development even though the development would contravene a 
development standard imposed by this or any other environmental planning 
instrument. However, this clause does not apply to a development standard 
that is expressly excluded from the operation of this clause. 

(3) Development consent must not be granted for development that 
contravenes a development standard unless the consent authority has 
considered a written request from the applicant that seeks to justify the 
contravention of the development standard by demonstrating: 

(a) that compliance with the development standard is unreasonable 
or unnecessary in the circumstances of the case, and 

(b) that there are sufficient environmental planning grounds to justify 
contravening the development standard. 

(4) Development consent must not be granted for development that 
contravenes a development standard unless: 

(a) the consent authority is satisfied that: 

(i) the applicant’s written request has adequately addressed 
the matters required to be demonstrated by subclause (3), and 

(ii) the proposed development will be in the public interest 
because it is consistent with the objectives of the particular 
standard and the objectives for development within the zone in 
which the development is proposed to be carried out, and 
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(b) the concurrence of the Director-General has been obtained. 

(5) In deciding whether to grant concurrence, the Director-General must 
consider: 

(a) whether contravention of the development standard raises any 
matter of significance for State or regional environmental planning, 
and 

(b) the public benefit of maintaining the development standard, and 

(c) any other matters required to be taken into consideration by the 
Director-General before granting concurrence. 

 Development standard to be varied 3
The development standard to be varied is clause 4.3 (Height of buildings) in 
Schedule 6 of the Growth Centres SEPP. As identified on the map at Figure 1, the 
site is subject to a maximum building height of 12m. 

 
Figure 1 – Height of buildings map 
Source: Growth Centres SEPP 
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 Extent of variation to the development 4
standard  
The proposed development results in the following two breaches of the height 
limit: 

• Small breach at the corner of the roof at the southern end Block E, 
adjacent the driveway (Figures 2, 3, 6). The maximum height of the 
breach is RL 78.700, which is approximately 280mm above the maximum 
height limit of 12m at this location, which equates to a variation of 2.3%. 

• Small breach in the middle portion of Block A (Figures 4, 5, 6). The 
maximum height of the breach is RL 78.300, which is approximately 705mm 
above the maximum height limit of 12m at this location, which equates to 
a variation of 5.9%. 

 
Figure 2 – Proposed south elevation (Block E) 
Source: WMK 
	

	
Figure 3 – Proposed south elevation (Block E) 
Source: WMK 
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Figure 4 – Proposed west elevation (Block A) 
Source: WMK 
 

 
Figure 5 – Proposed east elevation (Block A) 
Source: WMK 
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Figure 6 – 3D height plane blanket showing breaches 
Source: WMK 

 Assessment  5
Clause 4.6(3)(a) – Is compliance with the development standard unreasonable or 
unnecessary in the circumstances of the case 

Compliance with the height standard is considered unreasonable and 
unnecessary given the following circumstances of this case: 

• The variations are extremely minor in extent, occurring over only a 
fractional portion of the site area and varying from the standard by only 
2.3% to 5.9%. 

• The variations would result in no adverse environmental impacts that could 
otherwise be avoided through a compliant form (refer to further discussion 
below). 

• The sloping nature of the site makes strict compliance difficult to achieve 
(refer to further discussion below). 

• The proposed development, despite the non-compliance, is consistent 
with the objectives of the R3 Medium Density Residential zone (refer to 
further discussion below). 

• The proposed development, despite the non-compliance, is consistent 
with the objectives of the height of buildings standard (refer to further 
discussion below). 

Clause 4.6(3)(b) – Are there sufficient environmental planning grounds to justify 
contravening the development standard? 

Block A 
breach 

Block E 
breach  
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There are sufficient environmental grounds to justify contravening the height of 
building standard, as outlined below: 

• Given their minor extent, it is evident that the variations would cast no 
significant additional shadow. 

• Given their minor extent, the variations would be imperceptible and result 
in no adverse visual impacts. 

• On average, the development would be well below the height limit. Only 
two discrete areas of the site at Blocks A and E breach the limit. The areas 
of the breach are not conspicuous extensions of building form but rather 
are integrated components of the overall form. 

• The sloping nature of the site makes it difficult to achieve strict 
compliance. One potential option for achieving compliance would be to 
sink the buildings further into ground. However, it is considered this strategy 
would worsen the built form outcome in terms of access to dwellings. In 
particular, Sinking Block A would require additional steps down from the 
internal footpath to the front door and result in an undesirable sunken 
dwelling entry and private open space. Similarly, sinking Block E would 
require stepping down from the internal footpath and result in an 
undesirable sunken private open space. 

• The non-complying portion of Block E is limited to the sloping roof, and 
therefore strict compliance could potentially be achieved by providing a 
flat roof. However, it is considered this would result in an inferior 
architectural outcome, as the sloping roof provides an appropriate 
architectural termination to the building. 

• The non-complying portion of Block A facilitates provision of high-amenity 
private open space integrated into the roof design. Achieving strict 
compliance by truncating the height of the building (e.g., removing a 
storey) would remove this private open space, resulting in a loss of 
amenity. Additionally, removing a storey at this portion of the building 
would disrupt the rhythm and proportions of the building and result in an 
abnormal building form inconsistent with the other buildings on the site. 

Overall, it is evident that the proposed development would not result in any 
significant environmental impacts that could be avoided through a compliant 
form. It is also evident that the proposed development would result in an overall 
superior built form than a strictly compliant development would. 

Clause 4.6(4)(a)(ii) - Is the proposed development in the public interest because it 
is consistent with the objectives of the particular standard and the objectives for 
development within the zone in which the development is proposed to be carried 
out? 

In the court case Four2Five Pty Ltd v Ashfield Council [2015] NSWLEC 90, 
Commissioner Pearson stipulates that the consent authority is to be satisfied the 
proposed development will be in the public interest because it is consistent with: 

a) the objectives of the particular standard, and 

b) the objectives for development within the zone in which the development 
is proposed to be carried out. 

In Randwick City Council v Micaul Holdings Pty Ltd [2016] NSWLEC 7, the Chief 
Judge observed in his judgement at [39] that 4.6(4) of the Standard instrument 
does not require the consent authority to be satisfied directly that compliance 
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with each development standard is unreasonable or unnecessary in the 
circumstances of the case, but only indirectly be satisfied that the applicant’s 
written request has adequately addressed those matters.  

 

Consistency with development standard objectives 

The particular development standard is clause 4.3 (Height of buildings) of 
Schedule 6 of the Growth Centres SEPP. The relevant objectives are addressed in 
the table below. 

Objective Consistency 

(a)  to establish the maximum 
height of buildings on land 
within the Area 20 Precinct, 

The proposed maximum heights are considered 
appropriate for the reasons discussed throughout this 
report.  

(b)  to minimise visual impact 
and protect the amenity of 
adjoining development and 
land in terms of solar access to 
buildings and open space, 

Given their extremely minor extent, the variations would 
result in no adverse visual or overshadowing impacts. 

(c)  to facilitate higher density 
development in and around 
commercial centres and major 
transport routes. 

The variations allow for construction of a medium 
density development in close proximity to Rouse Hill 
centre and the future Tallawong Road Station. 

Consistency with R3 Medium Density Residential zone objectives 

The proposed development’s consistency with the R3 Medium Density Residential 
objectives is outlined in the table below. 

Objective Consistency 

To provide for the housing 
needs of the community within 
a medium density residential 
environment. 

The proposed development provides for housing for the 
community in the form of multi dwelling housing. The 
proposed variation does not obstruct the development 
from achieving this objective. 

To provide a variety of housing 
types within a medium density 
residential environment. 

The proposed development provides for a variety of 
dwelling sizes and types in a medium density 
environment. The proposed variation does not obstruct 
the development from achieving this objective. 

To enable other land uses that 
provide facilities or services to 
meet the day to day needs of 
residents. 

Not applicable 

To support the well-being of the 
community by enabling 
educational, recreational, 
community, religious and other 
activities where compatible 
with the amenity of a medium 
density residential environment. 

Not applicable 
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 Matters of significance for State or regional 6
environmental planning 
The variations to the height standard do not raise any matter of State or regional 
planning significance. 

 Conclusion 7
This written request justifies the proposed height variation in the terms required 
under clause 4.6 of the Schedule 6 of the Growth Centres SEPP and in particular 
demonstrates that the proposal provides a better planning outcome with no 
significant adverse environmental impacts. In summary, the variation is justified in 
that: 

• Compliance with the height standard is unreasonable and unnecessary. 

• There are sufficient environmental planning grounds for the 
contravention. 

• The proposal is in the public interest because it is consistent with the 
objectives of the height of buildings standard and the objectives of zone 
R3 Medium Density Residential. 

• There are no matters of State or regional planning significance and no 
notable public benefits in maintaining the height standard in this case. 
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Appendix 2: 
Low Rise Medium Density Design Guide 
Compliance Table 
 



 

Low Rise Medium Density Housing Guide 

Objective Comment 

2.1A Building Envelopes 

Objective 2.4A-1 The building height is consistent with the desired 
scale and character of the street and locality and provides an 
acceptable impact on the amenity of adjoining properties. 

Heights generally comply with Growth Centres 
SEPP, except for two minor areas, which have 
been fully justified by a cl. 4.6 variation request.  

Objective 2.4A-2 The development provides a setback from the 
front boundary or public space that: 

• defines the street edge; 

• creates a clear threshold and transition from public to private 
space; 

• assists in achieving visual privacy to ground floor dwellings 
from the street; 

• contributes to the streetscape character and landscape; 
and 

• relates to the existing streetscape and setback pattern or the 
desired future streetscape pattern if different to the existing. 

Front setbacks comply with the Growth Centres 
DCP. 

Objective 2.4A-3 The development provides side boundary 
setbacks that reflect the character and form intent of the area 
where is characterised by the separation of buildings. 

Side setbacks comply with the Growth Centres 
DCP. 

Objective 2.4A-4 The development provides a rear boundary 
setback that provides opportunity to retain and protect or 
establish significant landscape trees in deep planting areas. 

Rear setbacks comply with the Growth Centres 
DCP. 

2.3B Gross Floor Area/Floor Space Ratio 

Objective 2.4B-1 To ensure that the bulk and scale is appropriate 
for the context, minimises impacts on surrounding properties and 
allows for articulation of the built form. 

Height, density and setbacks generally comply 
with Growth Centres SEPP and DCP. 

2,4C Landscaped Area 

Objective 2.4C-1 To provide adequate opportunities for the 
retention of existing and provision of new vegetation that: 

• contributes to biodiversity; 

• enhances tree canopy; and 

• minimises urban runoff. 

Landscaped area of 21% is consistent with the 
recommendation of 20% in the Guide. 

Objective 2.4C-2 Landscape design supports healthy plant and 
tree growth and provides sufficient space for the growth of 
medium sized trees. 

Landscape design allows sufficient space for 
medium sized trees. Refer to landscape plan for 
details. 

Objective 2.4C-3 Retain existing natural features of the site that 
contribute to neighbourhood character, and reduce visual and 
privacy impacts on existing neighbouring dwellings. 

The site is proposed to be cleared. 

Objective 2.4C-4 Landscape design contributes to a local sense 
of place and creates a micro climate. 

The landscape plans includes a suitable mix of 
trees, shrubs, lawn and groundcover. 

2.4D Local Character and Context 

Objective 2.4D-1 The built form, articulation and scale relates to 
the local character of the area and the context. 

The design is consistent with the desired medium 
density character of the R3 zone. 

2.4E Public Domain Interface 

Objective 2.4E-1 Provide activation and passive surveillance to 
the public streets. 

All dwellings address either a road or communal 
open space.  

Objective 2.4E-2 Front fences and walls do not dominate the Front fences and walls do not dominate 
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Objective Comment 

public domain instead they respond to and compliment the 
context and character of the area (including internal streets). 

streetscape. 

Objective 2.4E-3 The secondary frontage of a development 
positively contributes to the public domain by providing an active 
edge and semi-transparency to the boundary treatment 

Corner dwellings positively address the 
secondary frontage with habitable windows and 
other design/articulation elements. 

2.4F Pedestrian and Vehicle Circulation 

Objective 2.4F-1 Internal vehicle and pedestrian circulation 
should function like a street, minimise the dominance of the 
driveway, and minimise impact on habitable spaces. 

Internal roads and pathways function like streets, 
with direct address for dwellings. 

Objective 2.4F-2 Provide safe, connected environment for 
pedestrians. 

The design provides for an integrated pedestrian 
network that is overlooked by habitable windows 
and front entries. 

Objective 2.4F-3 Visual and environmental impacts of car parking 
are minimised 

All parking associated with the multi dwelling 
housing is located below ground, with the 
exception of 12 spaces along the western 
boundary road, which are accessed via 6 
separate driveway entries. These entries are 
integrated into the building design and would 
not dominate the streetscape. 

2.4G Orientation, Siting and Subdivision 

Objective 2.4G-1 To ensure that the development site area will 
have sufficient area for the dwelling, vehicle access, 
landscaping, parking and amenity and are consistent with the 
desired future character of the area. 

Minimum lot sizes are consistent with the Growth 
Centres SEPP. 

Objective 2.4G-2 The development responds to the streetscape 
and respect the privacy of adjoining single dwelling houses. 

Dwelling frontage is at least 4.5m wide, providing 
for a streetscape appropriate to the desired 
medium density environment. There are no 
adjoining single dwelling houses. 

Objective 2.4G-3 Reasonable solar access is provided to the 
living rooms and private open spaces of adjoining dwellings. 

The development will not affect solar access of 
any adjoining lots. 

Objective 2.4G-4 The development responds to the natural 
landform of the site, reducing the visual impact and avoiding 
large amounts of cut and fill and minimise the impacts of 
retaining walls. 

The development generally follows the slope of 
land, avoiding excessive excavation. 

Objective 2.3G-5 Independent services and utilities are available 
to service each lot. 

Each dwelling will be serviced by independent 
services and utilities. 

Objective 2.4G-6 To minimise impacts to vegetation on adjoining 
properties and allow for vegetation within the setbacks. 

The design allows for ample deep soil areas in the 
central area of the site. The setbacks are 
capable of accommodating vegetation as per 
the submitted landscape plan. 

Objective 2.4G-7 Provide adequate space between buildings to 
allow for landscape, provide visual separation, reduce visual bulk 
and daylight access between buildings. 

The design achieves 5m building separation as 
required by the Growth Centres DCP. 

2.4H Solar and Daylight Access 

Objective 2.4H-1 To optimise sunlight received to habitable rooms 
and private open spaces. Solar access enables passive solar 
heating in winter and provides a healthy indoor environment 

The development provides for solar access in 
accordance with the Growth Centre DCP 
requirements for dwelling houses in the 25 
dwellings/ha zone. That is, at least 70% of 
dwellings receive at least two hours of sunlight to 
their principal private open space between 9am 
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Objective Comment 

and 3pm at mid-winter. 

Objective 2.4H-2 To provide good access to daylight suited to the 
function of the room and to minimise reliance on artificial lighting 
and improve amenity 

Dwellings have been designed to ensure 
adequate sunlight access to each room. 

2.4I Natural Ventilation 

Objective 2.4J-1 All habitable rooms are naturally ventilated. All habitable rooms are naturally ventilated. 

2.4J Ceiling Height 

Objective 2.4J-1 Ceiling height achieves sufficient natural 
ventilation and daylight access and provides spatial quality. 

The development achieves floor-to-floor heights 
of 3m, which can accommodate sufficient 
ceiling heights. 

2.4K Dwelling Size and Layout 

Objective 2.4K-1 The dwelling has a sufficient area to ensure the 
layout of rooms are functional, well organised and provide a high 
standard of amenity 

All dwellings are at least 135sqm and are 
functional and well organised. 

Objective 2.4K-2 Room sizes are appropriately sized for the 
intended purpose and number of occupants. 

Rooms are appropriately sized as follows: 

• Combined living room/dining rooms are 
more than 30sqm. 

• Primary living rooms have a width of at 
least 4.5m. 

• Bedrooms have an area of at least 
10sqm excluding wardrobe and a 
minimum dimension of 3m. 

2.4L Principal Private Open Spaces 

Objective 2.4L-1 Dwellings provide appropriately sized private 
open space and balconies to enhance residential amenity. 

Private open space complies with Growth 
Centres DCP requirements. 

Objective 2.4L-2 Principal private open space and balconies are 
appropriately located to enhance liveability for residents. 

Principal private open spaces are located 
directly off living rooms or rumpus rooms. 

2.4M Storage 

Objective 2.4M-1 Adequate, well designed storage is provided in 
each dwelling. 

Adequate storage is provided in each dwelling. 

2.4N Car and Bicycle Parking 

Objective 2.4N-1 Car parking is provided appropriate for the 
scale of the development 

Car parking complies with Growth Centres DCP 
requirements. 

Objective 2.4N-2 Parking facilities are provided for bicycles. 

Objective 2.4N-3 Visual and environmental impacts of car 
parking and garages do not dominate the streetscape and have 
an appropriate scale relationship with the dwelling 

All parking is below ground, except for the 
parking associated with the row of dwellings at 
the far western end of the site. This at-grade 
parking has been architecturally designed with 
an appropriate scale and relationship to the 
dwelling. 

2.4O Visual Privacy 

Objective 2.4O-1 The separation of windows and terraces, decks 
and balconies within a site and to adjoining existing or future 
buildings provide a degree of visual privacy without the reliance 
on fixed screening. 

Building separation complies with Growth 
Centres DCP requirements. 

Living room windows and private open space 
are generally oriented to the front or rear. 

Objective 2.4O-2 Site and building design elements increase The dwellings have been designed and oriented 
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Objective Comment 

privacy without compromising access to light and air and 
balance outlook and views from habitable rooms and private 
open space. 

to provide adequate privacy without the need 
for privacy screens. 

 

 

2.4P Acoustic Privacy 

Objective 2.4P-1 Noise transfer is minimised through the siting of 
buildings and building layout. 

Electrical mechanical, hydraulic and air 
conditioning equipment will be housed in order 
not to create an “offensive noise” as defined in 
the Protection of Environment Operations Act 
1997. 

2.4Q Noise and Pollution 

Objective 2.4Q-1 Ensure outside noise levels are controlled to 
acceptable levels in living and bedrooms of dwellings. 

The development is not located within 100m of a 
classified road or 80m from a rail corridor, and 
therefore a full noise assessment has not been 
prepared. 

2.4R Architectural Form and Roof Design 

Objective 2.4R-1 The architectural form is defined by a balanced 
composition of elements. It responds to internal layouts and 
desirable elements in the streetscape. 

The design features a balanced composition of 
elements that will contribute positively to the 
future medium density urban streetscape. 

Objective 2.4R-2 The roof treatments are integrated into the 
building design and positively respond to the street 

Roof design is integrated with the overall building 
form. 

2.4S Visual Appearance and Articulation 

Objective 2.4S-1 To promote well designed buildings of high 
architectural quality that contribute to the local character 

Skylights and ventilation systems are integrated 
into the roof design. 

2.4T Pools and Detached Development 

Objective 2.1T-1 The location of the swimming pools and spas 
minimise the impacts of adjoining properties. 

A pool is proposed in the central communal 
open space area and will have no adverse 
impacts on surrounding dwellings. 

Objective 2.1T-2 The location of the detached development 
minimise the impacts of adjoining properties. 

No detached dwelling is proposed. 

2.4U Energy Efficiency 

Objective 2.4U.1 Development incorporates passive 
environmental design. 

Each dwelling includes ample rear outdoor 
space screened from public view that can be 
used for clothes drying. 

2.4V Water Management and Conservation 

Objective 2.4V-1 Urban stormwater is treated on site before being 
discharged to receiving waters. 

Stormwater management system is consistent 
with Council’s requirements. 

Objective 2.1V-2 Flood management systems are integrated into 
site design. 

Detention tanks are integrated into the design 
under a paved area. 

2.4W Waste Management 

Objective 2.4W-1 Waste storage facilities meet the needs of the 
residents, are easy to use and access and enable efficient 
collection of waste. 

Waste storage facilities are consistent with 
Council’s requirements. 

Objective 2.4W-2 Waste storage facilities are designed to 
minimise impacts on the streetscape, building entry and amenity 
of residents. 

Waste storage facilities are located in the 
basement, minimising impacts on the 
streetscape and residential amenity. 
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Objective Comment 

2.4X Universal Design 

Objective 2.4X-1 Universal design features are included in 
dwelling design to promote flexible housing for all community 
members. 

The development provides for 9 adpatable 
dwellings in accordance with Growth Centre 
DCP requirements.  

2.4Y Communal Areas and Open Space 

Objective 2.4Y-1 Adequate area for communal open space is 
provided that enhances residential amenity. 

Communal open space is provided equal to 
approximately 19% of the site area, which is well 
above the 5% recommended by the guide. 

Objective 2.4Y-2 Communal areas are designed to enhance 
residential amenity and maximise safety and connectivity to the 
dwelling and promote social interaction between residents. 

The communal open space area is fronted by 
and visible from surrounding dwellings, and can 
be accessed via footpaths. 

Objective 2.4Y-3 Common circulation spaces achieve good 
amenity with access to daylight and ventilation. 

The communal open space area achieves 
substantial sunlight throughout the day. It is 
evident from the shadow diagrams that more 
than 50% of the area achieves more than three 
hours of sunlight between 9am and 3pm at mid-
winter. 
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Appendix 3: 
NSW CPTED Guidelines Assessment 
 



NSW Police CPTED Guideline Assessment  

Standard Provisions  Compliance  

Natural Surveillance  Openings in buildings are located and 
designed to overlook public places to 
maximize casual surveillance. 

Entry points are visible and clearly 
distinguishable. 

The main entry to a building should face 
the street. 

There are a number of dwelling entry 
points into the site, all of which face a 
street or communal area. 

An external entry path and the foyer to a 
building must be direct to avoid potential 
hiding places. 

The paths provide no opportunity for 
potential hiding places. The layout 
encourages pedestrian movement 
and circulation.  

Entry lobby areas to and from car parking 
areas should be transparent allowing 
viewing into and from these areas. 

NA  

Landscaping must not conceal the front 
door to a building when viewed from the 
street 

Landscaping is integrated into the 
design and compliments CPTED 
principles.  

Pedestrian access should be well lit and 
maximize sight lines. 

Pedestrian pathways are proposed to 
be lit for nighttime illumination. 

Landscaping should not inhibit sight lines. Landscaping features variety of trees, 
shrubs and ground covers, all of 
which combined allow unobstructed 
view lines through pathways.  

ATM design and location is within direct 
view of pedestrian paths so that they can 
be overlooked from vantage points. 

NA 

The street number of a building must be 
visible from the street and made of a 
reflective material to allow visitors and 
emergency vehicles to easily identify the 
location of the building. 

Dwelling numbers would be easily 
visible from the street. It is anticipated 
that additional signage would be 
used to identify the dwellings without 
street frontage so that drivers can 
locate these dwellings. 

Landscaping should be designed to 
maximize sight lines. 

Landscaping features a variety of 
mature trees, shrubs and ground 
covers, all of which combined allow 
unobstructed view lines through 
pathways. 

Measures/security 
devices 

All windows and doors on the ground floor 
must be made of toughened glass to 
reduce the opportunities for ‘smash and 
grab’ and ‘break and enter’ offences.  

Toughened glass is considered 
unnecessary. Dwelling entries would 
be located away from the street 
behind fences.   

A security alarm system must be installed 
in a building. 

A security alarm system is considered 
unnecessary for individual dwellings 
but could be considered for the 
clubhouse.   

Unless impracticable, access to an 
outdoor car park must be closed to the 
public outside of business hours via a 
lockable gate. 

NA   



NSW Police CPTED Guideline Assessment  

Standard Provisions  Compliance  

CCTV system must cover all high risk areas 
and including all entry areas. 

A CCTV system is considered 
unnecessary given the residential 
nature of the site and its location in a 
residential area. 

Access control Loading docks in the vicinity of main entry 
areas are secured outside of business 
hours. 

The basement entry will be secured 
by gate outside of normal hours 
through the use of a gate. 
Additionally, the loading area is able 
to be secured through the use of 
moveable/lockable bollards. 

Access to a loading dock, or other 
restricted area in a building must only be 
accessible to tenants via a security door, 
intercom, code or other mechanism.  

Access to the loading dock is able to 
be secured through the use of 
moveable/lockable bollards. 

The refuse holding rooms will be 
secured and able to be accessed by 
site management and waste 
collectors only. 

Clear signage should be erected 
indicating loading docks and other areas 
which cannot be accessed by the 
general public. 

Can comply.  

Territoriality/ownership Site planning provides a clear definition of 
territory and ownership of all private, semi-
public and public places. 

The site and design scheme makes a 
clear distinction between private and 
public, which is complimented by the 
landscaping strategy.  

Lighting Both natural and artificial lighting is used 
to reduce poorly lit or dark areas and 
therefore deterring crime and vandalism. 

Lighting will be used for entry pints, 
pathways and other areas where 
illumination is required.  

Lighting must be provided to the following 
areas of a building to promote safety and 
security and night; 

A – an external entry path, foyer, driveway 
and car park to a building 

b- shopfront. This may be in the form of 
motion sensitive lighting or timer lighting 

c – the underside of an awning. 

Lighting will be provided to 
pathways, driveway and car park.    

Lift access to a car park that are intended 
for night use must be well lit using a vandal 
resistant, high mounted light fixture. 

Can comply.  

The lighting in a car park must confirm to 
Australian Standards 1158.1, 2890.1. 

Can comply.  

The use of lighting fixtures, and vandal 
resistant, high mounted light fixtures, which 
are less susceptible to damage in the car 
park and laneway areas. 

Can comply. 

Car parking areas should be painted in 
light colours which will increase levels of 
illumination. 

Can comply. 

Vandalism and graffiti Development minimizes blank walls along 
all street frontages. 

The design avoids long expanses of 
blank walls to minimise graffiti 
opportunities and includes 



NSW Police CPTED Guideline Assessment  

Standard Provisions  Compliance  

articulation and modulation in the 
façade to both express the building. 
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Appendix 4: 
PAM Minutes 
 




























