
 

MAYORAL MINUTE NO. 9/2016 
 

METHODOLOGY FOR PROVIDING HOUSING MIX AND DIVERSITY WITHIN THE 
SYDNEY METRO NORTHWEST CORRIDOR 

 
25 OCTOBER 2016 

 
Councillors, 
 
The Hills Shire Council is expected to be home to an additional 37,934 households between 
2016 and 2036 and population forecasts indicate that 23,519 (or 62%) of these will be ‘larger’ 
household types such as couples with children, single parents with children and multiple family 
households. A more sustainable Sydney is a more compact Sydney and more new homes in 
the future will be in the form of higher density developments. More people need to be able to 
choose to live, raise families and retire to an apartment located in an area of high accessibility 
and amenity.    
 
Council has long argued that there is a critical need for future apartment development to 
provide an appropriate ‘housing mix’, which ensures that future apartments are also capable of 
accommodating these ‘larger’ household types. Specifically, in addition to the 19,610 
additional low and medium density dwellings to be provided throughout the Shire, 
approximately 20% (or 3,909) of all future apartments must be in the form of three or more 
bedroom apartments if adequate housing stock is to be provided for these ‘larger’ household 
types. To keep houses affordable and suitable for our community, future apartment 
development must also provide ‘dwelling diversity’ to ensure the market caters for the different 
living needs, expectations and household budgets.  
 
Since mid-2013 we have sought changes to SEPP 65 or a local response to suit our expected 
demographic. Since January 2015, Council has forwarded six (6) planning proposals to the 
Department for Gateway Determination which included a proposed local provision that sought 
to provide an incentive to developers, in the form of “bonus” floor space ratio, where an 
appropriate housing mix and diversity is proposed.  Council’s Mayors and Senior Officers have 
met with the Hon. Rob Stokes and senior Department of Planning officials to find a way to 
ensure our future apartments are relevant to our market. 
 
I am pleased to advise that finally there is a breakthrough. The Department has indicated a 
willingness to adopt a methodology with respect to future apartment development within the 
Sydney Metro Northwest Corridor which provides Council with certainty that a portion (20%) of 
future apartment development will be in the form of three or more bedroom apartments and 
that a portion (40%) of all future two and three bedroom apartments will be at Council’s 
adopted size – well above the minimum size. This will provide a greater diversity of product 
and will help meet the future housing needs of our community. 
 
The detailed methodology is provided as Attachment 1 to this Minute and can be briefly 
summarised as follows:  
 
1. Land within a Sydney Metro Northwest Corridor station precinct is assigned a “base” floor 

space ratio, calculated based on the walking distance of that land from the station. The 
“base” floor space ratio would be either 1.62:1 (for land within 200 metres walking 
distance), 1.1:1 (for land within 200-400 metres walking distance) and 1:1 (for land 
greater than 400 metres walking distance). These “base” floor space ratios reflect suitable 
dwelling densities for Transit Oriented Development within these walking catchments of 



180 dwellings per hectare, 120 dwellings per hectare and 60-100 dwellings per hectare 
respectively.    

 
2. Land within a Sydney Metro Northwest Corridor station precinct is also assigned with an 

“incentivised” floor space ratio through either the planning proposal or precinct planning 
process. The “incentivised” floor space ratio would be determined by Council on a site-by-
site basis and would represent the maximum development scenario permissible on the 
land.  

 
3. A development would be able to develop to the “base” floor space ratio, in full compliance 

with SEPP 65 or alternatively, could achieve the higher “incentivised” floor space ratio if the 
following requirements are met:  
 

a. Maximum of 25% of all dwellings to be studio or one bedroom apartments; 
b. Minimum of 20% of all dwellings to be three or more bedroom apartments;  
c. 40% of all two and three bedroom apartments to comply with a minimum 

apartment size set by Council (110m2 for two bedrooms and 135m2 for three 
bedrooms); 

d. Parking rates to be 1 space per apartment and 1 visitor space per 5 apartments.  
 

4. The “incentivised” density (yield) broadly reflects those in the adopted Hills Corridor 
Strategy and is a yield that satisfies the NSW Government’s objective. 

 
The agreement on this methodology represents a significant breakthrough and is a reflection of 
the consistency of argument, evidence and advocacy of Councillors and staff over a long period 
of time.  There is a body of evidence to support Council’s Policy and this methodology will 
enable the Planning Proposal to be progressed and exhibited sooner rather than later. In 
reaching this point, the contribution of the Regional Director and the Chief Town Planner is 
acknowledged. 
 
MOTION 
 
Accordingly I move that: 
 

1) This Mayoral Minute be received.  
 

2) Council write to the Minister for Planning the Hon Rob Stokes thanking him for working 
with Council and his Department to ensure future high density apartment development 
in Sydney Metro Northwest Corridor has the appropriate mix and size to suit our 
demography. 
 

3) To progress the Planning Proposals currently with the Department of Planning, Council 
accept Gateway Determinations with a condition requiring amendments to reflect the 
accepted methodology to enable exhibition as outlined in the attached correspondence 
from the Department of Planning Chief Town Planner, Mr Gary White. 

 
 
 

 
 
 

Councillor Yvonne Keane 
MAYOR 

 
 
  











 
 
 
 
 


