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EXECUTIVE SUMMARY

This report recommends that Council adopt the Castle Hill North Precinct Plan with post-
exhibition amendments and forward a planning proposal to the Department of Planning
and Environment for gateway determination to implement changes to zones and
development standards and introduce new local provisions to facilitate increased
residential development in the Precinct. It is further recommended that draft
Development Control Plan, Public Domain Plan and Section 94 Contributions Plan for
Castle Hill North be prepared for exhibition concurrently with the planning proposal
following receipt of gateway determination.

The draft Castle Hill North Precinct Plan was exhibited in January and February this year,
generating significant interest from landowners both within and outside the precinct.
Key issues raised include objections to changes in the built form and character of the
area, requests for additional properties to be included in the Precinct, requests for
additional height to be applied to properties within the Precinct, inconsistency with the
North West Rail Link Corridor Strategy and the impacts of increased traffic congestion
and on-street car parking.

As a result of the exhibition, submissions received and further analysis of the Precinct,
amendments to the draft Castle Hill North Precinct Plan are proposed. The key changes
to the Precinct Plan include review of the Structure Plan to express outcomes in terms of
‘maximum dwellings per hectare’; increased focus on desired precinct character,
streetscape and transit oriented development outcomes; more guidance on
implementation and how the desired outcomes will be achieved. It is noted that
(potential) yield outcomes for some sites have been reduced and some increased in
response to matters raised in submissions and the need to address interface and
appropriate transitions in built form.
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The planning proposal will implement the strategies identified in the Precinct Plan and
will include rezoning of land and changes to standards and mapping for minimum lot
size, floor space ratio and height of buildings.

An incentive provision is proposed to allow increased floor space ratio outcomes for
development that meets Council’s apartment size, mix and (revised) parking
requirements. In addition, it is proposed that the existing design excellence clause be
amended to apply to all development over 25 metres (8 storeys) with provision for a
Design Review Panel. A new local provision is proposed to incentivise site amalgamation
at key locations where improved built form outcomes and public domain improvements
can be achieved.

Based on the proposed floor space ratio and incentives, it is projected that there will be
approximately 3,732 total dwellings, comprising 3,637 apartments and 95
townhouse/terraces within the Precinct. To support the increased residential
development of the Castle Hill North Precinct, a draft Development Control Plan, draft
Public Domain Plan and draft Section 94 Contributions Plan are under preparation.

Overall, the successful redevelopment of Castle Hill North as envisaged in the Precinct
Plan and implemented by the planning proposal and supporting documents will
take advantage of the delivery of the high frequency public transport in the Shires
premier centre in a way that provides for a quality living environment for future residents.

HISTORY

13/12/2011 Council considered a report on the Pennant Street target site and
resolved in part to progress a planning proposal to enable a
building height of 54 metres (18 storeys).
It was further resolved that Council initiate the review of potential
sites identified in Council’s 2008 Residential Direction for higher
density development in the vicinity of the target site.

16/03/2013- Exhibition draft North West Rail Link Corridor Strategy.

3070472013

3070972013 Finalisation of the North West Rail Link Corridor Strategy.

09/12/2014 Council considered a report on a draft Precinct Plan for Castle Hill
North and resolved that the plan be exhibited.

20/01/2015 — Draft Castle Hill North Precinct Plan exhibited.

27/02/2015

08/09/2015 Council resolved that the Draft Hills Corridor Strategy be exhibited
for a period of 28 days.

22/09/2015 — Draft Hills Corridor Strategy exhibited.

2371072015

BACKGROUND

The draft Precinct Plan was the result of detailed investigations arising from
opportunities identified in Council’s Local Strategy (Residential Direction), the North
West Rail Link Corridor Strategy & Structure Plan and changes to the Pennant Street
Target Site controls.
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Local Strategy and Strategic Directions

The Local Strategy adopted in 2008 is Council’s principal document for communicating
the future planning and management of development and growth in the Shire to 2031.
It sets out the vison for the Shire in the context of community aspirations and State
planning policy and has provided a framework for strategic decision making and the
preparation of Council’s Standard Instrument Local Environmental Plan (LEP 2012).

Council’s 2008 Residential Direction identified that the majority of sites zoned and
suitable for apartments, surrounding the Castle Hill major centre, had already been
developed. The Direction provided an indication of areas that could be considered for
increased residential development opportunities. This work recognised that the future
rail link would improve public transport accessibility and increase housing demand within
and close to the centre.

North West Rail Link Corridor Strategy

In March 2011 the Government announced its intention to fast track the North West Rail
project. Following on from this the Department of Planning and Environment finalised a
Corridor Strategy in September 2013 which identified a high-level vision and structure
plans for areas around each of the stations. At the same time as the Corridor Strategy
was released a Ministerial Direction was issued under Section 117 of the Environmental
Planning and Assessment Act 1979 to promote transit-oriented development and
manage growth around the train stations and ensure future development is consistent
with the proposals set out in the Corridor Strategy and precinct Structure Plans,
including the growth projections and proposed future character of the precincts.

The Structure Plan for Castle Hill indicated a total capacity for Castle Hill of an additional
7,900 dwellings and 18,500 jobs. However based on take up rates of 56% for housing
and 52% for employment it was anticipated that by 2036 the projected residential
growth would be 4,400 dwellings and the employment growth 9,500 jobs. The identified
future character included apartment living surrounding the retail/commercial core with
higher density apartment living (7-20 storeys) in areas with direct access to the new
station and medium density apartment living (3-6 storeys) on the periphery with
townhouses and duplexes beyond this to deliver a diversity of housing.

Draft Precinct Plan for Castle Hill North

The draft Precinct Plan exhibited earlier this year recognises the capacity within the
Precinct for higher density residential development opportunities and the strong demand
that will exist for apartment and townhouse living in Castle Hill. The draft Precinct Plan
indicated a range of different development types as appropriate for the locality being
three (3) storey townhouses and residential flat buildings ranging from four (4) storeys
to 20 storeys (Figure 1). The location of the higher density housing options was
informed by factors such as proximity to the future rail station and the town centre.
Lower density outcomes have been identified where land interfaces with other lower
density housing, open space and Castle Hill Public School.

PAGE 247



ORDINARY MEETING OF COUNCIL 24 NOVEMBER, 2015

STRUCTURE PLAN

LEGEND

Figure 1>
Draft Structure Plan for Castle Hill North as exhibited

The exhibition of the draft Castle Hill North Precinct Plan enabled community feedback to
be received based on a broad concept of redevelopment potential in the area, and for
further investigations to be undertaken, including the development of the draft Hills
Corridor Strategy to address strong interest in growth opportunities across the Rail
Corridor.

Draft Hills Corridor Strategy

Council, at its meeting on 8 September 2015, resolved to publicly exhibit the draft Hills
Corridor Strategy which seeks to guide and facilitate housing and employment growth
around each of the seven (7) stations that are within, or close to, the Shire. It is
underpinned by guiding principles that reflect the strategic direction of Council as
articulated in the Local Strategy including locating high density in easy walking distance
of future stations, maintaining low density housing choice in more peripheral locations,
providing a diversity of housing choice with a focus on family living, ensuring access to
sufficient infrastructure, providing job opportunities suited to Hills residents and
maintaining the significance of strategic centres. These principles have been
consistently applied both in the formulation of Council’s Template Local Environmental
Plan, LEP 2012 and in the assessment of planning proposals.

The draft Hills Corridor Strategy expresses future residential outcomes in terms of
maximum dwellings per hectare as a first step in defining the desired density, built form
and character envisaged around each station. Whilst this approach has caused some
concern for landowners that opportunities for higher density have been taken away,
removing the focus of attention from maximum heights is enabling wider community
discussion on how housing and job targets can be achieved in a way that responds to the
established character and creates an attractive lifestyle choice for new residents.

This approach is entirely consistent with the NSW Government’s Corridor Strategy as it
required careful master planning and character analysis to make sure redevelopment
suits the gradual evolution of the precincts. The Strategy defines a wider Castle Hill
Precinct of which the Castle Hill North Precinct is a part, and the first to undergo
investigations in order to facilitate the preparation of detailed plans to guide future
development.
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REPORT

The purpose of this report is to consider the outcomes of the Castle Hill North Precinct
Plan exhibition within the context of the role of Castle Hill as a strategic centre and its
desired future character. It also describes the way forward for implementation of the
Precinct Plan by way of amendments to the Local Environmental Plan, Development
Control Plan and Contributions Plan framework.

1. ROLE AND FUTURE OF CASTLE HILL

Castle Hill is long regarded as the Shire’s “CBD”. It already is a desirable place to live
and has major retail attractions. With the railway, Castle Hill will become more
accessible and more people will want to live, work and socialise in the Precinct.

The State Government’s Plan for Growing Sydney defines strategic centres as the largest
centres in the Sydney Metropolitan Area, when developed. They contain mixed use
activity of an amount, density and diversity that is of metropolitan significance, including
commercial, civic and cultural uses, government services and higher density housing.
They are typically serviced by high frequency public transport and contain at least
10,000 jobs with the potential to accommodate ongoing jobs over the longer term. They
are priority locations for employment and retail activity.

Over the next 20 years, Castle Hill will need to revitalise and renew. It will need to
attract a comprehensive range of retail, commercial, services, community facilities,
entertainment and cultural uses. The $1 billion redevelopment of Castle Towers will help
in providing the retail attraction but more work will need to be done to attract the other
non-retail uses. Residential growth is already underway with around 378 apartments
approved in the Crane Road development and up to 800 apartments permitted on the
Pennant Street Target Site.

To remain vibrant and desirable in the future Castle Hill will need to increase its scale.
Within the core, it needs to be high to medium rise with a population density of 40 — 120
dwellings per hectare. The maximum residential component of the mix of uses should
not exceed 40% and there is a need to attract commercial and community uses of at
least double the retail floor space.

The “core” of Castle Hill is larger than the typical 200 metres due to the pattern of
settlement and infrastructure. The core for Castle Hill is the land uses bounded and
having frontage to the ring road. This is the area where the greatest heights, most floor
space, highest density and strong mixture of uses must occur with strong links and
activation at the street level.

The potential growth in commercial office employment provides the opportunity for
Castle Hill to evolve as a vibrant hub of activity, particularly if businesses can be
attracted that match the professional and managerial skills of residents and offer the
opportunity for residents to work close to home. Investment in quality housing and
quality amenities for workers and residents such as meeting, shopping, dining and
recreation facilities will further assist the evolution of Castle Hill to more than a primarily
retail centre to a place that is desirable to live, work and visit for recreational activities.

The State Corridor Strategy defines Transit Oriented Development (TODs) as mixed use
communities within walking distance of a transit node that provide a range of residential,
commercial, open space and public facilities in a way that makes it convenient and
attractive to walk, cycle or use public transport. The benefits of TODs are more compact
urban areas, a reduced reliance on private vehicles and creation of liveable, walkable
neighbourhoods.
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Transit oriented developments are not just density alone and in some of the submissions
received, landowners or other interested stakeholders are primarily concerned with
maximising density and yield with little or no regard for other aspects that are essential
for successful transit oriented developments. The integration and mixture of uses along
with enhanced public spaces and streetscapes are all essential elements that must be
incorporated within redevelopment plans. For centres similar to Castle Hill the highest
densities, strongest land use mix and built form occurs in the core. Castle Hill has a core
that is larger than other similar centres, due to the land use pattern that has developed.
Therefore areas of highest built form and density should be located within the
approximate 400m walking catchment and core of Castle Hill where it can be
demonstrated that topography, overlooking, overshadowing and built form allow for it.

Promoting transit oriented development for Castle Hill seeks to achieve:

e A mix of uses in the centre to facilitate vibrant and active places where there is
reduced need for additional trips;

e Permeable and legible precincts that are connected and accessible to the new rail;

e Population density within walking distance to provide a threshold for a range of
activities and uses. For activity centres like Castle Hill, the core net density per
hectare should be 40 — 120 dwellings per hectare;

e Use of public transport by complementary policies such as cycling and parking to
reduce private car use;

e Well-designed development that adds to the quality of the centre and promotes a
sense of place.

The approach proposed by Council promotes transit oriented development in that it
seeks to accommodate both population and employment growth in more contained areas
close to the future stations that will facilitate walkability and active public spaces.
Transit oriented development is not only about increasing housing density, the
fundamental components are pedestrian connectivity, a mix of land uses and quality
places for recreation and leisure that provide a lifestyle alternative to the traditional
suburban context.

For Castle Hill the key considerations in achieving transit oriented development is the
appropriate mix of land uses, improved walking connectivity to the station so that the
trip is well defined safe and convenient.

The current mix of land uses within the Castle Hill station precinct (based on zoned land)
is as follows:

Land Use Area Percentage
Mixed use (primarily retail) 29.6ha 14.47%
General residential (primarily offices) 7.9ha 3.86%
High Density (apartments) 26.0ha 12.71%
Medium Density (townhouses) 60.2ha 29.44%
Low Density (single dwellings) 60.6ha 29.63%
Education (Castle Hill High and Primary 7 7ha 3770
schools)
Public Recreation (Parks) 5.8ha 2.84%
Private Recreation (RSL) 6.0ha 2.93%
In_fras_tructure (Police station & road 0.7ha 0.34%
widening)
TOTAL 204.5ha 100%b
Table 1

Land Use Mix in Castle Hill Station Precinct
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As may be seen there is a predominance of residential uses with high, medium and low
density zones making up more than 65% of the zoned land within the Precinct. Castle
Hill requires more effort in improving streetscape and increasing opportunities for
additional commercial floor space. For it to be a vibrant centre, it needs to focus on
attracting employment uses other than retail. Castle Hill will easily fulfil its critical mass
for residential but high density residential alone won’'t make Castle Hill vibrant, people
orientated and desirable. A major effort is required to lift commercial uses to around
40% of the floor space and potentially higher in the core. To cement its role as our
premier centre a range of cultural, civic and commercial uses need to be attracted.
Overall a greater mix and intensity of development within close proximity of the station
will assist in providing the necessary activation of spaces. A working population in Castle
Hill is equally important to a residential population. Overall, Castle Hill will achieve a
residential density of 100 dwellings per net hectare which is well within the accepted
critical mass for successful town centres (being 40 — 120 dwellings per hectare).

Another matter requiring careful consideration in the future of Castle Hill is the approach
to car parking requirements. Castle Hill currently has a lower car ownership rate (cars
per household) when compared to remainder of The Hills Shire and around 16% of
employed residents within or in the vicinity of the Castle Hill centre travel to work via
public transport. Based on analysis undertaken for the Draft Hills Corridor Strategy it is
anticipated that the proportion of residents travelling to work on public transport within
Castle Hill centre will increase from 16% to approximately 40% once higher density
development starts to occur and following the delivery of the Sydney Metro Northwest.

In recognition of the existing access to public transport services and the future Castle Hill
station, the car ownership rate is likely to further reduce as the centre develops. This
reduction will be the result of an increase in the number of households without a car and
a reduction in the number of households that own two or more cars.

Car ownership though is fundamental to Australian quality of life. It is also fundamental
to modern family living. Public transport can only do so much and given the nature of
our country, residents will need to own private motor cars. Whilst it is possible to reduce
car parking rates for residential developments within transit oriented developments, it
should not be eliminated. On the other hand for commercial and retail uses, car parking
rates should be significantly reduced. While some argue that the streets will be used for
overflow car parking, such an outcome will occur anyway as Castle Hill station is not
considered a commuter station and therefore has no commuter parking.

An assessment has been undertaken of the car ownership rates for households within
800 metres of five (5) established transit centres within the Sydney Metropolitan Region
(Hornsby, St Leonards, Chatswood, Hurstville, and Meadowbank-West Ryde). Such
centres are considered to provide a reasonable indication of the likely future car
ownership characteristics of households within the Castle Hill North Precinct. The car
ownership rates for the centres at the 2011 Census averaged one (1) car per dwelling
compared with more than 1.5 cars per dwelling for the Greater Sydney Region and two
(2) cars per household across the Hills Shire.

Of note is that the car ownership within the Castle Hill Precinct is already quite low (1.59
cars per household) which reflects the trend of the other transit centres. As the
proportion of high density housing increases and following the delivery of the Sydney
Metro Northwest, it is anticipated that the car ownership rate within Castle Hill will
reduce to a level consistent with the other established transit centres. The analysis does
not necessarily indicate that households with an employed resident who catches public
transport to work will have no need for a car. Rather it indicates that households, where
one (1) or more employed residents travel to work via public transport, will have a lower
demand for car ownership.
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Based on the foregoing there is an opportunity to implement a reduced car parking rate
which better reflects the typical car ownership rates within transit centres being a flat
rate of one (1) space per residential dwelling. This will ensure that the overall quantum
of parking spaces for each site is appropriate regardless of the future mix of apartment
sizes. This suggested rate is higher than the RMS Guide to Traffic Generating
Development (the standard contained within SEPP 65) which would require an average
of 0.87 spaces per apartment if Council’s apartment mix controls are applied.

For visitor parking, the parking controls at other transit centre locations range between 1
space per 4 apartments and 1 space per 10 apartments. If visitor parking is to be
reviewed it is suggested that this be at the higher end of the range of 1 space per 4
units. This would be a reduction on the current rate of 2 per 5 units.

In locations where a mixed use outcome is desired (being retail/commercial at the
ground level and residential apartments on the upper levels), measures are proposed to
encourage the provision of employment uses. Situations have previously arisen where
developers elect to only provide residential floor space in an effort to increase the
residential yield of their developments. This would impact on the desired outcome for
the Castle Hill North Precinct as opportunities for street level activation and employment
generation will be lost.

In order to encourage employment uses it is proposed that no parking requirements
apply to ‘commercial premises’, within the Castle Hill North Precinct. The removal of the
car parking requirement at key locations will provide greater flexibility for developers to
provide the number of car parking spaces which the future shop operators are likely to
require.

The parking rates which are suggested for the Precinct are included within the following
table:

Development Rate
Residential Flat Buildings 1 space per dwelling
Residential Flat Building — Visitor 0.25 spaces per
dwelling
Commercial premises-where part of a mixed use Max 1 space per
development 200m?

Table 2
Suggested Car Parking Provision

2. ROLE AND FUTURE OF CASTLE HILL NORTH

The boundaries of the Castle Hill North Precinct are shown in Figure 2. The boundary
was established based on walking distance to the train station, constraints imposed by
topography and the existing road network. Consideration was also given to the age and
condition of existing housing stock and titling arrangements which are likely to constrain
the uptake of development opportunities.
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Maurice Hughes Reserve

Figure 2
Castle Hill North Precinct

As may be seen in Table 3 the Precinct currently has a total area of 30.5 hectares and a
predominance of low and medium density zoned land.

Land Use Area Percentage

General residential (primarily offices/undeveloped) 2.6ha 9%
High Density (apartments) 2.2ha 7%
Medium Density (townhouses) 11.1ha 36%
Low Density (single dwellings) 9.2ha 30%
Education (Castle Hill Primary School) 3ha 10%
Public Recreation (Parks) 1.7ha 6%
Infrastructure (Police station & road widening) 0.7ha 2%

TOTAL | 30.5ha 100%0

Table 3

Land Use Mix in Castle Hill North Precinct

The precinct encompasses part of the core of the Castle Hill centre. It is envisaged that
developments in closest proximity to the station (400m core) fronting Pennant Street
and McMullen Avenue will be characterised by significant public domain, active streets
and higher density residential close to the heart of the centre. This area will be
characterised by a unique architectural style and high quality materials and finishes.

For developments outside of the ring road core, it is envisaged that the higher density
residential will transition to the surrounding single dwelling residential neighbourhood,
characterised by moderate height buildings and landscaped setbacks. Densities will
transition from very high to 39 dwellings per hectare at the periphery of the walkable
catchment.

Castle Hill North will be pedestrian friendly and interconnected and provide a lifestyle
alternative to the traditional suburban context, focused highly on an appropriate scale
and attractiveness for pedestrians. This will be achieved by providing buildings at a
scale that makes travel by foot at attractive option and a public domain designed to
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encourage people to use streets. Developments will have reasonable setbacks and
landscaping reflecting the ‘garden shire’ character.

3. IMPROVEMENTS TO PUBLIC DOMAIN

A key goal of transit oriented developments is to increase the number of people who
walk, cycle or use public transport as their main form of transport. Transit oriented
developments have densities that result in increased patronage of public transport and
provide more opportunities for people to live near the station and reduce their reliance
on vehicles. Increased numbers of people walking and using street networks improves
vibrancy. These spaces have to be inviting, large enough and safe for people to want to
use them.

The current key walking routes to the station would be on street along Old Northern Road, Old
Castle Hill Road, Castle Street and Crane Road. The following image shows the current walking
catchment of the study area with 400m representing a 5 minute walk, 800m a 10 minute walk.

LEGEND
4 Castle Hill Station Ent

A Precinct Castle Hill

[ castie Hin North
- 400metre Walk

o, . : 800metre Walk

Figure 3
Walkability Catchment within the Castle Hill Precinct

Pedestrian and cycle connectivity is restricted by the large building footprint of Castle
Towers, major roads and the local street network which consist of a number of cul-de-
sacs. For Castle Hill North the key parts of the road network that will require improved
treatment, especially for pedestrians are Castle Street (from RSL to Main Street),
Pennant Street, Old Castle Hill Road (from Gilham St to Main Street), Carramarr Road
(from Gilham St to Castle St) and Garthowen Crescent.

Whilst potential street links were identified in the draft Castle Hill North Precinct Plan, to
achieve transit oriented outcomes more focus is needed on the pedestrian environment.
There are opportunities to improve the permeability of the area by providing more direct
pedestrian routes from Larool Crescent, Gilham Street and Gay Street towards Pennant
Street. Such links could include seating, low level lighting and small plaza areas to
enhance the pedestrian experience. With careful design they could provide a frontage
for new development and opportunity for casual surveillance.
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Within the 400m core area of the station, developments should be encouraged to
provide mixed uses at the street interface and/or plaza or landscaped areas that read as
public domain. Buildings in these areas should also be of outstanding design with
resilient materials especially at the first 3 or 4 storeys that ‘speak’ of longevity, quality
and style.

Key public domain improvements include footpath paving, street trees, street furniture
and lighting. Upgrades will be undertaken on all street in the precinct to make them
pedestrian friendly desirable places to walk. Eric Felton Reserve, Maurice Hughes
Reserve and Larool Crescent Reserve will be embellished to create more usable urban
spaces, encourage walking and social interaction.

The intended character for the precinct can only be achieved where a number of
properties amalgamate to form a development site. This allows developments to be
master planned to deliver dwellings with high levels of amenity and attractive and usable
common open spaces.

4. SUBMISSION SUMMARY

The draft Castle Hill North Precinct Plan was publicly exhibited from Tuesday 20 January
2015 to Friday 27 February 2015. Council received a total of 146 submissions
comprising four (4) responses from public authorities, 133 public submissions and nine
(9) petitions (containing a total of 337 signatures). The key issues raised in public
submissions related to:

Site Specific Requests and Consistency with NWRL Corridor Strategy;
Character and Density;

Impacts on Amenity;

Traffic and Parking;

Impact on Schools;

Open Space and Recreation;

Administrative Amendments and Minor Corrections; and

Property Values.

IOMMOUOw>

More recently the draft Hills Corridor Strategy exhibited from 22 September to 23
October has generated considerable community discussion and interest, and in many
instances landowner concerns. Of the 641 submissions received in response to the draft
Corridor Strategy, 71 have related to the Castle Hill North Precinct.

The concerns mainly relate to the relationship of the draft Corridor Strategy to the
exhibited draft Castle Hill North Precinct Plan. Some submissions also object to a
decrease in the yield identified for their land. These two matters will be addressed
within this report as follows:

I. Relationship with draft Hills Corridor Strategy
J. Decrease in yield under draft Hills Corridor Strategy

5. PUBLIC SUBMISSIONS

Given the number of submissions received both in relation to the draft Castle Hill North
Precinct Plan and the draft Hills Corridor Strategy the consideration of submissions,
particularly site specific submissions, has been divided into four categories to ensure
consistency. These categories are:
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1. No change to Precinct Plan
Matter raised is inconsistent with Council’s strategic intent.

2. Potential future planning proposal
Matter raised has some merit but further consideration is needed under a future
planning proposal.

3. Change to the Precinct Plan
Matter raised has merit and is supported by Council’s strategic intent and/or is a
minor correction.

4. Potential Key Site
Matter raised has merit if sites are amalgamated and master planned and a
proponent can demonstrate improved outcomes, public domain improvements
and the provision of necessary infrastructure.

A. Site Specific Requests and Consistency with NWRL Corridor Strategy

Submissions were received from landowners within the Precinct requesting additional
building height, in addition to landowners outside of the Precinct requesting inclusion in
the Precinct. Many of these requests resulted from perceived inequality between sites
and a perceived inconsistency with the North West Rail Link Corridor Strategy and
Structure Plan for Castle Hill.

Site specific requests are addressed in detail in Attachment 2, however a summary of
the key issues and the matter of consistency with the State policies is provided below:

i Additional building height

The site specific requests by landowners or interested parties within the precinct relate
to:

Land on the eastern side of Barrawarn Place and Larool Crescent

Land on the eastern side of Larool Crescent

Land on the northern side of Garthowen Crescent

Land bound by Larool Crescent and Carramarr Road

15 Larool Crescent

20-22 Pennant Street

14-24 Gilham Street

37 Garthowen Crescent

Land on the western side of Old Castle Hill Rd bound by Gilham St and Gay St
10. Land on the eastern side of Old Castle Hill Rd and part of Garthowen Crescent
11.Land in Vivien Place, Gay Street and Gilham Street

12.6-10 and 16-18 Garthowen Crescent

13. Land on corner of Pennant Street and Les Shore Place

©COENOORBODNE
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Figure 4

Site specific requests for additional height

Requests for an increase in building height stemmmed partly from a desire to achieve the
highest yield possible on a site or sites for economic return (by landowners or interested
developers), to take advantage of a site’s proximity to the centre or possible view
opportunities, or to achieve an improved height transition between buildings in the

Precinct.

Three storey town houses in particular were a primary issue, with many

submissions concerned about the relationship of this building type with adjoining or
adjacent residential flat buildings, in addition to concerns relating to development
feasibility and desirability for land acquisition, or for the amenity of future (or remaining)

residents.

In some cases alternative development concepts have been provided as shown below:

F|gure5 o

Proposed development concept for land in Barrawarn Place
Identified in Precinct Plan as 39 dwellings per hectare (Terrace Homes)
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Figure 6

Proposed development concept in Garthowen Crescent
Identified in Precinct Plan as 96 and 192 dwellings per hectare

Comment:

Where more detailed concepts have been provided, preliminary assessments have been
carried out. Primary concerns with proposed concepts relate to the sufficiency of
useable common open space, solar access impacts on adjoining land in terms of privacy
and solar access, and the impact of the development on the desired future character of
the area. An undesirable feature is the trend to provide common open space areas that
are unsuitable for children’s play. There is a trend for providing the common open space
on the rooftop. Space suitable for children’s play areas should be provided at the ground
level. Roof top activation is a new feature of higher density development and needs to
be considered in terms of how much should be at ground level and how much can be on
rooftops. Rooftop common open space should be provided in addition to carefully
designed common open space at the ground level.

If Council were to support such high yields across the Castle Hill North Precinct the
precinct would create an extremely dense precinct that does not enjoy similar amenity to
current residents, does not retain the ‘garden shire’ character and would not be able to
be serviced with infrastructure. The increase in dwellings anticipated with the precinct is
the maximum realistically achievable for Castle Hill North.

The intended outcome for this area is shown below:
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Figure 7
Image of 3 storey terrace dwellings

Figure 8
Image of apartment development

ii. Inclusion in the Precinct

Site specific requests by landowners or interested parties for land outside the precinct to
be included:

1. Land west of the Castle Hill North precinct boundary (23 properties)

2. Land north of the Castle Hill North precinct boundary (15 properties)

3. Land within Castle Hill centre south of the Castle Hill North precinct
boundary (QIC properties)

4. 2-12 Old Castle Hill Road (3 properties)

It is noted that items 1 and 2 above include suggestions from residents within the
Precinct that additional land be included.
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Figure 9
Site specific requests for inclusion in the precinct

Requests for inclusion in the Precinct stem from a desire for redevelopment opportunities
and for consistency with the boundary identified in the North West Rail Link Corridor
Strategy and Structure Plan, and concerns relating to amenity, traffic and urban decay if
left out of the precinct. Some submissions suggest that building heights in the Precinct
could be reduced and other areas included in the Precinct to assist with compensating for
slightly lower densities.

It is further suggested that some land is already adjoining land zoned for medium
density, is within easy walking distance of the centre and additional laneways would
increase accessibility. The interface of single dwellings with 3 storey town houses or
residential flat buildings is considered unacceptable.

Comment:

The NWRL Structure Plan provides a very high level investigation of the area around
each of the railway stations and is intended to provide a guide as the basis for the more
detailed investigations and planning within the Precincts.

It is recognised that the Castle Hill North Precinct boundary does not encompass all of
the land identified in the NWRL Structure Plan for the area north of the future Castle Hill
Station. The boundaries have been refined based on actual walking distance and the
constraints imposed by topography and the existing road network. Consideration has
also been afforded to the age and condition of existing housing stock and titling
arrangements which are likely to constrain the uptake of development opportunities. In
some cases, the existing housing stock and established character warrants retention.

It is proposed that land not within the Precinct boundary will retain its low density
character whilst higher densities are consolidated closer to the commercial/retail core
and the station. Investigations undertaken in the preparation of the draft Hills Corridor
Strategy demonstrate that the area contained within the redefined boundary will
maintain appropriate and realistic opportunities for transit oriented development whilst
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also recognising and responding to the character of the wider local area. Exclusion of
land outside the Precinct at this stage does not preclude future consideration of these
areas for higher density development should demand increase.

Should owners wish to have land adjoining the precinct considered for inclusion, it is
open for them to prepare and submit a planning proposal. However, the potential yield
of the Precinct as defined is capable of achieving a sufficient population increase (to
support rail services and employment growth) over a 20-25 year planning horizon. The
Draft Hills Corridor Strategy demonstrates that anticipated development within a
reduced boundary will provide more than the required number of dwellings in the Castle
Hill North Precinct. Areas outside of the Castle Hill North Precinct boundary could be
considered for increases in density in the longer term.

iii. Feasibility/site potential

The issue of feasibility is raised, particularly in relation to properties identified with a
three storey height limit. Concerns are raised that this form of development is not
feasible and developers will not wish to purchase land. It is thought that the Precinct
Plan does not account for potential site amalgamation, including the purchase of roads,
in order to create larger sites with greater development potential.

Comment:

The decision to sell or redevelop properties is entirely at the discretion of each individual
landowner and would likely depend on individual circumstances. In recognition of this,
‘uptake rates’ have been factored into the growth projections for all Castle Hill North
which reflect that not all land identified will in fact be redeveloped due to a range of
factors including, but not limited to, the high value of land (factoring in the quality and
age of housing stock), ownership patterns, site constraints and the feasibility of
redevelopment. Furthermore, it should be noted that given the 20 to 25 year timeframe
for redevelopment, some opportunities which are not feasible in the immediate future,
may become feasible in the future.

Properties within Castle Hill have high values which have already attracted a premium
due to the proximity to the Castle Hill centre and in more recent times the future station.
The NWRL Corridor Strategy fuelled speculative land sales that attracted very high land
prices within Castle Hill and other station precincts, but these values raise serious
questions about viability and are contrary to the intended character of the Precinct.

The precinct offers sufficient yield for redevelopment over the long term and the
recommended density incentives or bonuses will assist. Feasibility changes with
economic cycles, building life cycles, landowner sentiment and developer interest.

iv. Consistency with the North West Rail Link Corridor Strategy

The issue of consistency with the North West Rail Link Corridor Strategy has been raised
in several submissions. Submitters question why the Castle Hill North Precinct Plan does
not identify properties in the same manner as the North West Rail Link Corridor
Strategy.

Comment:

The intent of the NSW Government’s Strategy was to provide a framework, based on
‘higher-level’ study into precinct development capability, for each proposed station. It's
key objectives were to consult, to examine high-level growth scenarios, establish
frameworks for managing future land use change and project residential and
employment growth, to co-ordinate long term infrastructure planning.
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The Castle Hill North Precinct Plan has been developed following extensive investigations
into the site constraints, dwelling densities and the walkable catchment of the train
station. The outcomes provided in the Precinct Plan translate the overall objectives of
the North West Rail Link Corridor Strategy into achievable and deliverable densities. The
Castle Hill North Precinct Plan is consistent with the overall dwelling targets in the North
West Rail Link Corridor Strategy and the framework of the Hills Corridor Strategy.

B. Character and Density

Submissions raise a number of concerns relating to implications of increased densities
and changes in building typology or streetscape proposed under the Precinct Plan for the
character of Castle Hill.

i. Architecture and built form

Submissions raise concerns regarding the future built form of the Precinct as proposed
by the Precinct Plan. Submissions are particularly concerned about the proposed height
of buildings and the interface of existing low density development or town houses with
future residential flat buildings. The rationale of placing residential flat buildings
adjacent to three storey town houses or single dwellings is questioned and land owners
are concerned for their amenity into the future.

It is suggested that building heights be reduced, and that better transitions in building
height be provided between sites. Submissions are also concerned that redevelopment
will result in a loss of Castle Hill’'s ‘leafy appeal’ and garden Shire image, and fear the
emergence of a ‘concrete jungle’ with poor urban design outcomes.

Comment:

The Precinct Plan responds to State and local planning policies that seek to
accommodate population growth close to jobs, transport and services. The Sydney
Metro Northwest creates a significant opportunity to take advantage of a major and high
frequency public transport service to increase residential densities in and around the
Castle Hill centre. It is appropriate to concentrate the majority of growth, and therefore
height of buildings, in central locations which offer walkability, convenient access to
services, and to increase efficiencies.

To minimise density increases in the immediate vicinity of the centre would necessitate a
wider spread of redevelopment in order to provide the required increase in housing,
thereby reducing efficient use of land and infrastructure, and impacting a greater area.

Although the draft Precinct Plan specified building heights to apply to certain land the
intention is not for the maximum number of storeys to be developed across an entire
site. So whilst a site may be illustrated in the draft plan with an eight (8) storey height
limit, immediately adjacent to land with a lower height limit, other controls will dictate
an appropriate distribution of heights across a site and an appropriate transition at the
interface. The Structure Plan is now expressed as ‘maximum dwellings per hectare’ to
provide an increased focus on built form, precinct character and streetscape, rather than
building height.

Council is preparing development controls to guide the form of future development and
will address setbacks, architectural style, streetscape character and the public realm, to
ensure that the Precinct is characterised by high quality urban design and sustainable
development. Controls will address matters such as solar access, setbacks, streetscape
and privacy. In addition to such controls, specified floor space ratios will also control the
distribution of height and the overall bulk and scale of developments. All of these
controls will need to be addressed as part of any future development application.
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The Precinct Plan is predicated on providing a range of housing typologies and not just
apartments. It has also taken on board topography, current and future desired street
character, lot shapes and sizes to make a reasonable assessment of the appropriate built
form that should prevail within the Precinct.

ii. Infrastructure Demand

Concerns are raised regarding increased demand on general infrastructure such as
water, sewer, electricity, in addition to schools and traffic/parking (which are discussed
separately).

Comment:
The Precinct currently has access to a full range of utility services such as electricity,
telecommunications, gas, water, sewer and stormwater drainage.

Sydney Water advised that some preliminary assessment of capacity has been
undertaken as part of the North West Rail Link Corridor Strategy. The drinking water
network will require amplification to the trunk system by 2020 to cater for the ultimate
growth envisaged around the Sydney Metro North West. The waste water networks that
service the Precinct have capacity to service forecast growth.

Endeavour Energy have advised that there is capacity to service the development but
that some asset relocations and distribution substations may be required.

The redevelopment of sites, and particularly those that encompass a substantial land
area, may also provide the opportunity for the upgrade of services and infrastructure.
All relevant public authorities such as Roads and Maritime Services, Australian Gas,
Sydney Water, Telstra and Endeavour Energy were invited to comment on the draft
Precinct Plan and will be further notified of a planning proposal or development
applications for the Precinct.

iii. Social problems

It is feared that increased concentrations of people and apartment building living will
lead to increases in crime and social problems. A living environment that is perceived to
be more confined and isolated, coupled with lack of recreational opportunities will lead to
anti-social behaviour and a slum-like environment with more pollution and traffic.

Comment:

The social dimension is addressed by insisting the Precinct streets and public spaces be
renewed, ensuring appropriate density, a strong mix of uses and a product that matches
the family oriented nature of our Shire. Some of the most vibrant places are also some
of the densest. If the planning and delivery is right, the Precinct will be well connected,
people focussed and a desirable place to work and live and in all likelihood will improve
in value over time.

New developments will provide a range of housing options for a variety of household
types including families, couples and singles. Development controls relating to the
public and private domain will guide future development and address setbacks,
architectural style, streetscape character and the public realm, to ensure that the
Precinct is characterised by high quality and sustainable urban design. Developments
will be required to provide common open space for residents, and some may contribute
to new pedestrian linkages, increasing the area’s permeability.
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iv. Trees / landscaping

The removal of trees throughout the Precinct are of concern to some land owners as it
will detract from the existing leafy environment, affect local wildlife and it is thought that
developers will remove too many trees. It is requested that setbacks allow for tree
retention and walkways allow width for plantings to enhance development. Planned
landscaping efforts should be high quality and meaningful rather than pot plants.

Comment:

The ‘garden shire’ is a well-regarded and accepted description. Key outcomes for the
Precinct include improved streetscapes including street tree planting and maintenance of
landscaped front setbacks. Councils landscaping standard within its development
controls has maintained a landscape setting notwithstanding redevelopment.

High quality landscaping will be a key element of the desired future character of the
Castle Hill North Precinct. Coordinated public domain works will ensure a consistent high
quality approach to landscaping within streets.

C. Impacts on Amenity
i Privacy, noise, overshadowing, views

Submissions anticipate that the Precinct Plan will result in reduced amenity for existing
residents, particularly those located outside of the Precinct, in relation to loss of privacy,
noise, overshadowing and changes to views. It is noted that some of these concerns
would no longer be relevant should the Precinct be enlarged to include more land. Land
owners are particularly concerned where their land adjoins or is adjacent to the Precinct
where densities are proposed to increase. It is felt that yards and private areas will be
overlooked, overshadowed and dominated by new development and that noise from
balconies, garbage disposal, traffic and increased population will have negative impacts.

Comment:

Development controls will be prepared to guide future development and address
setbacks, architectural style, streetscape character and the public realm, to ensure that
the Precinct is characterised by high quality and sustainable urban design. Development
controls will also establish requirements and minimum standards with respect to acoustic
and visual privacy, overlooking and overshadowing.

Impacts in relation to traffic and car parking are addressed below.
D. Traffic and Parking

Traffic and parking is a recurring theme throughout the submissions, primarily in relation
to increased congestion in the road network, increase in on-street parking and
implications for pedestrian safety.

i Congestion and pedestrian safety

Submissions raise concern that development anticipated under the Precinct Plan will
increase congestion in an already overloaded and narrow road network and the
pedestrian environment will be unsafe. Residents indicate they will still rely on cars
despite the rail and additional cars will have noise and pollution implications. Entering
and exiting existing streets will become more difficult. Suggested solutions include road
widening and roundabouts however there is some doubt that such solutions are not
adequate.
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Comment:

The Sydney Metro Northwest will relieve some capacity on road networks. The transition
of the centre into a high density transit centre will improve the availability of jobs close
to home. However, with any successful transit centre, it is imperative that the street
network is designed with people in mind and not just traffic. It is anticipated that as the
Castle Hill centre transitions into a high density transit centre there will be a significant
modal shift from private cars to alternative forms of transport such public transport.
This will result in increased public transport patronage and a reduction in the rate of car
ownership.

Notwithstanding the projected change in travel behaviour, it is imperative that
appropriate traffic management measures and intersection treatments are implemented
to achieve satisfactory traffic management outcomes as a result of future development.

Based on preliminary traffic analysis, the Showground Road/Pennant Street intersection
and the Castle Street/Pennant Street intersection are currently failing. Major arterial
road upgrades are already planned for in the vicinity of the Precinct as part of broader
regional traffic improvements. The upgrade of Showground Road (including
improvements to the Pennant Street and Showground Road intersection) is likely to be
delivered in the near future. These works are the responsibility of NSW Roads and
Maritime Services. These will improve the level of service of the key intersections along
Showground Road and Pennant Street. While the Precinct will benefit from these wider
traffic upgrades, the need for them is not directly attributed to the development of the
precinct.

New roundabouts will be required at three (3) key intersections to meet future vehicular
demand whilst ensuring an acceptable level of access, safety and convenience for all
street and road users within the Castle Hill North Precinct. These intersections include:

Carramarr Road/Castle Street;
Gilham Street/Carramarr Road; and
Gilham Street/Old Castle Hill Road are proposed.

It is also proposed that the junction of Old Northern Road/McMullen Avenue be
upgraded/ re-aligned. This intersection is one of the principal points at which vehicles
generated from within the Caste Hill North Precinct will access the arterial road network.
The additional traffic volume resulting from the future development within the Precinct,
coupled with the broader increase in regional traffic volume will necessitate an upgrade
to this intersection. The intersection will be realigned with Brisbane Road to provide a
four way signalised intersection with McMullen Avenue. This will provide a much safer
intersection for traffic accessing and departing both McMullen Avenue and Brisbane
Road.

ii. On-street parking

Concerns are raised that on-street parking will worsen both within the Precinct and in
surrounding streets as a result of construction workers, commuter parking, resident
overflow and visitors. There will be implications for network flow, residential amenity,
and impeded emergency service access.

Comment:

All parking (resident and visitor) generated by future developments will be required to
be provided within the development in accordance with adopted parking rates.
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It is acknowledged that some parking will occur in local streets surrounding the stations.
This is particularly the case as a result of amendments undertaken by the State
Government to the Roads Act, the Transport Regulations, and in the Delegation of
Authority to Councils through the Local Traffic Committee, that prevent the installation of
period parking restrictions within a kilometre of any metropolitan rail station. These
amendments were introduced in order to prevent Councils from removing all day parking
for commuters.

Notwithstanding this, there is a limit to the actual number of cars that can be
accommodated on the street network and further investigation will be completed with
respect to appropriate controls that may be put in place to manage parking on-street.

E. Impact on Schools
i Capacity

Concern are raised that local schools are already at capacity and increased densities will
bring more children that need to be accommodated. This applies to primary and high
school in addition to additional child care needs. It is feared that education spaces and
quality will suffer. Suggested solutions include the relocation of the school with proceeds
from the sale of the land, or acquisition of the adjoining car park site.

Comment:

The capacity of schools is a matter for the NSW government. The NSW Department of
Education was consulted with the exhibition of the draft Precinct Plan and will be
involved in the rezoning process to enable them to plan for growth over the next 20 to
25 years.

ii. Children’s health and safety, schoolyard privacy and amenity

Submissions state that buildings of up to 12 storeys should not be built adjacent to the
Castle Hill Public School. It is considered they will create an unpleasant and unhealthy
environment for children and a reduced height or a buffer is needed between any high
density development and schools. There is concern that high density buildings will
overlook the school and playground, putting children’s safety at risk and giving rise to
potential spying or kidnapping in conjunction with increases in pedestrians in the area.

Comment:

Appropriate development controls are to be implemented to manage the interface. In
particular, the building heights surrounding Castle Hill Public School are generally limited
to 10 metres, except to the west where the site is a sufficient depth to manage a
transition. Additional development controls will apply to this site to ensure low scale
built form is located adjacent to the school. The development controls will specify
interface buffers, setbacks and other controls such as building orientation and screening.
In essence, the highest built forms will be concentrated in areas on sites that will have
the least impact on the adjoining school.

Under State Environmental Planning Policy (Infrastructure) 2007 a range of development
can be carried out on school sites without consent. This includes minor alterations and
additions, including structures a least than 5 metres from a boundary and not more than
one storey high.

Development that can be undertaken as complying development includes libraries,
administration buildings, indoor sporting facilities, halls, classrooms, tuckshop and child
care facilities. The standards for complying development include 5 metre side and rear
setbacks, no reflective materials, noise standards, overshadowing standards and a
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maximum 12 metre height limit. It is recommended to place a 10 metre height limit
over the site to ensure any development at Castle Hill Primary School that falls outside
of these controls is managed consistently with the development surrounding it.

iii. Traffic and parking

It is considered by submission writers that increased traffic will have implications for
school traffic, parking and the safety of children. They feel it will be more difficult to exit
Les Shore Place, which is already problematic, and the loss of the overflow parking area
to redevelopment will reduce the ability for parents to park, drop off/pick up and attend
school functions. Children are dropped off and picked up in neighbouring streets (such
as Barrawarn Place, Gilham Street, Carramarr Road and Castle Street) which will become
more congested and dangerous. The possibility of a pedestrian overpass over Pennant
Street is raised.

Comment:
The redevelopment of the Precinct will result in new footpaths being provided which will
improve the pedestrian trips being made to and from Castle Hill Public School.

The existing road design of Gilham Street and Les Shore Place incorporates acceptable
traffic calming measures to ensure a safe environment for children walking to school.
Traffic calming measures include pedestrian crossings with a speed-hump close to the
entrance of the school, chicanes and the application of school zone speed limits of
40km/hr. Other local streets will have renewed footpaths and will facilitate a safe
environment for children to walk to school.

The land adjacent to the school that is currently used as an overflow car park for Castle
Towers is private land that parents are able to use for school drop off and pick up. It
may be developed in the future and not be available for public car parking.

There is currently a signalised intersection at the corner of Les Shore Place and Pennant
Street to facilitate crossing the street. An overpass over Pennant Street is not a feasible
option for crossing Pennant Street at this time.

F. Open Space and Recreation

Concerns are raised that the Precinct and surrounding area does not contain sufficient
open space and recreational facilities to cater for increased population and any upgrades
of existing spaces will not be sufficient. Children, youth and adults need spaces for
exercise, play and have social functions and it is felt that additional green spaces and
links, sports fields, libraries, community gardens and playgrounds are needed. Lack of
spaces will put people’s lifestyle, health and safety at risk. Suggestions include a pool
atop Castle Towers, enlargement of the Pennant Street target site to provide green
space adjacent to the primary school, extension of green links through to the train
station, including a bike track.

Comment:

The additional population resulting from future development within the Precinct will
increase demand for various public facilities and services including passive open space
areas and playing fields. One of the key principles underpinning Council’s approach to
accommodating future growth within the railway corridor is that the future population is
to be provided with a similar level of infrastructure provision to that enjoyed by the
existing residents within The Hills Shire. Local open space and community facilities are
important to the daily lives of residents and will help people feel connected with their
local community. Accordingly, it is considered imperative that the future population is
provided with an appropriate level of service.
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Castle Hill North Precinct is located within an established urban area and already
serviced by a number of local parks and playing fields including:

Fred Caterson Reserve;

Castle Hill Heritage Park Reserve;
Bert Parkinson Reserve; and
Maurice Hughes Reserve.

Achieving a higher amount of open space will present challenges due to the highly
urbanised context and the cost of land. Alternative solutions have been investigated to
meet the demand for the future population within the precinct. The proposed approach
toward the provision and funding of local infrastructure is outlined in greater detail within
Section 10 (Contributions Plan) of this report.

The small parks located within the Precinct including Eric Felton Reserve and Larool
Crescent Reserve currently have minimal levels of embellishment and as a result are
under-utilised. The focus for these areas is increasing the range of activities through
improvements such as play equipment, picnic facilities and additional landscaping and
seating. The aim is to transform these spaces into more usable urban facilities rather
than open spaces.

With respect to playing fields it is considered that the existing facilities within the vicinity
of the Precinct are already at capacity and have no potential to accommodate the
additional demand. In recognition of the broader growth which is likely to occur within
the Castle Hill Precinct and Cherrybrook Precinct it is proposed to investigate a district
facility located on rural land at the urban fringe. Approximately 10ha is needed to
accommodate four senior playing fields and two (2) cricket ovals, four tennis courts,
amenities building and associated car parking. The cost of providing the facility would
be apportioned between the Precincts, in-line with the envisaged growth in population.
As the Castle Hill North Precinct would provide 47% of the population growth,
development within the Precinct would be levied for 47% of the cost of providing the
facility.

Passive recreation activities including walking, jogging and cycling will be met through
the provision of a network of high quality pedestrian paths and cycleways, some of which
are existing. Improvements and additions to the pedestrian paths and cycleways are
also proposed to be included and funded within the draft Contributions Plan.

The approach which is proposed for the Castle Hill North Precinct will ensure that the
provision of open space meets the needs and expectations of the future population
within the Precinct without relying on the existing facilities, which are already generally
at capacity.

G. Administrative Amendments and Minor Corrections

In response to individual submissions received and feedback during the public exhibition
period, the following administrative amendments and minor corrections are proposed:

Constraints Map
e Deletion of cul-de-sac circles in Larool Crescent in Castle Street, Castle Towers
and Pennant Street Target site;
e Addition of full extent of overland flow path over corner of Carramarr Road and
Castle Street;
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e Colouring of sensitive land uses (being the school and childcares) (mustard
colour).

Opportunities Map

o Deletion of potential street linkages and identification of potential pedestrian
linkages only;

e Identification of potential pedestrian links from Les Shore Place to Gilham Street,
from Les Shore Place to Larool Crescent, and through the Larool Crescent ‘island’
site;

¢ Adjusted placement of Castle Street gateway entrance arrow.

H. Property Values

The issue of property values primarily relates to a perceived loss of value for land either
outside of the Precinct, or with a height limit of three storeys.

Comment:

Properties within Castle Hill have high values which have already attracted a premium
due to the proximity to the Castle Hill centre and in more recent times the future station.
The Precinct offers sufficient yield for redevelopment over the long term and the
recommended density incentives or bonuses will assist. Feasibility changes with
economic cycles, building life cycles, landowner sentiment and developer interest.

For properties outside the Precinct, but nearby to Castle Hill centre it is unlikely that the
development of the Precinct will result in reduced property values. Properties close to
the future stations are already experiencing uplift in value due to the new infrastructure
and transport option. The envisaged high quality redevelopment will make Castle Hill a
more desirable place to live and it is expected that the current high values of property
within this area will continue, subject to market forces.

I. Relationship with draft Hills Corridor Strategy

Out of the 71 submissions to the draft Hills Corridor Strategy relating to Castle Hill North
63 raised concern about the differences between the draft Strategy and the draft Castle
Hill North Precinct Plan. Submissions noted frustration that the draft Strategy was not
publicly exhibited either at the same time as, or following the consideration of
submissions and finalisation of, the draft Castle Hill North Precinct Plan.

Comment:

The draft Castle Hill North Precinct Plan was publicly exhibited in January and February
2015, generating significant interest from landowners both within and outside of the
Precinct. Council commenced planning for Castle Hill North in advance of the completion
of the draft Strategy as it was identified in its Local Strategy to do so. The Local
Strategy recognised the opportunities to accommodate higher density to the north and
south east of the Major Centre of Castle Hill. Following the completion of the public
exhibition period for Castle Hill North, a substantial amount of further work has been
undertaken by Council as detailed in this report.

Concurrent to the Castle Hill North process, it is important for Council to have an
approach for accommodating future growth within the whole rail corridor which gives the
community certainty about the extent of growth that is expected and how it is to be
managed. The Hills Corridor Strategy provides a holistic and ‘high-level’ plan which
identifies desired outcomes surrounding each station and is the first step in undergoing
investigations in order to facilitate the preparation of more detailed plans which guide
future development around the stations. Accordingly, the principles and outcomes
described in the draft Strategy as well as the matters raised in submissions on the draft

PAGE 269



ORDINARY MEETING OF COUNCIL 24 NOVEMBER, 2015

Strategy which related to the Castle Hill North precinct have also been a consideration in
finalising the precinct plan.

While delayed by the Corridor Strategy, the Castle Hill North Precinct has the benefit of
more detailed work and, if Council agrees, will be one of the first precincts to be
rezoned. The Castle Hill North Precinct will be a test case for future implementation of
The Hills Corridor Strategy.

A number of submissions attached previous submissions made to Council in response to
the public exhibition of the Castle Hill North Precinct Plan. These submissions, as well as
all other submissions received in relation to the Castle Hill North Precinct Plan, have
been addressed within this report.

J. Decrease in yield under draft Hills Corridor Strategy

Submitters raise concerns regarding a decrease in development potential on sites from
the Castle Hill North Precinct Plan to the draft Hills Corridor Strategy. Issues relating to
the number of documents and strategies that have been presented by government are
also raised.

Comment:

Sites on the eastern side of Carramarr Road have now been identified for a density
consistent with the draft Corridor Strategy of 96 dwellings per hectare. This would
achieve an average of 4 storey apartments, consistent with medium density apartment
living character identified in the North West Rail Link Corridor Strategy (3-6 storey
apartments). The exhibited outcomes of 8-18 storeys have not been pursued due to
concerns raised by adjacent landowners as to the interface and the need to provide for
an appropriate transition in built form.

The Hills Corridor Strategy provides a holistic framework for managing development over
the next 20 to 25 years and the Castle Hill North Precinct Plan now fits within this
framework. Increase in densities beyond those envisaged in the Castle Hill North
Precinct Plan, as amended, and the Hills Corridor Strategy would need to be justified in
terms of infrastructure provision, improved built form outcomes and site capability.

6. PUBLIC AUTHORITY SUBMISSIONS

Council received responses from the NSW Department of Education and Communities,
Endeavour Energy, Transport for NSW and NSW Health Western Sydney Local Health
District - Centre for Population Health. Particular comments made by public authorities
are addressed below.

A. NSW Department of Education and Communities

The NSW Department of Education and Communities advised that both Castle Hill Public
School and Castle Hill High School are at capacity. The anticipated additional dwellings
and population increase will require additional classrooms.

It is suggested that Council consider development controls to prevent overshadowing,
traffic, parking, noise and privacy impacts on the Primary School. Design and placement
of buildings should aim to minimise risks to student safety through measures such as
screening and apartment orientation. Development on land adjacent to the school
should be limited to three (3) to four (4) storeys, consistent with the bulk and scale of
school buildings.

PAGE 270



ORDINARY MEETING OF COUNCIL 24 NOVEMBER, 2015

It is also requested that in making major planning changes Council account for education
infrastructure and allow for the lead time required to plan and build new education
facilities. The challenge is to cater for expected increases in student population in a
balanced and affordable way. The Department is supportive of a shift in planning
policies to encourage:

= optimising the size, amenity and function of existing schools;

= out of hours shared use of facilities such as ovals and halls;

= removal of planning policy barriers to school development;

= the costs of additional teaching spaces to be funded from developer

contributions;
= land dedications and rezoning in areas where a new school is required; and
= streamlined planning approvals for new education infrastructure.

Comment:

The finalised Precinct Plan and the proposed maximum building height proposes a 10
metre height limit on land immediately adjoining the school to the north, west and
south-west which will translate to a maximum of three (3) storeys. Adjoining land to the
east and south-east, currently occupied by town houses and an overflow parking area
will have potential for development between four (4) to 12 storeys. The development of
these sites and any impacts on the school will be managed through floor space ratio
limits that will require a sensitive distribution of heights across the site, together with
specific interface, setback and building design controls in the DCP.

In consulting with the Department at the earliest stage in the precinct planning process
Council has demonstrated a desire to communicate proposed changes that will affect
education infrastructure. The Precinct Plan and associated draft plans are a response to
the State Government plans for the Sydney Metro North West which flagged increases in
population around the new train stations. It is the responsibility of the State
Government to provide funding for required upgrades to schools and land acquisition for
new schools.

Section 94 developer contributions are used to provide appropriate shared infrastructure
and public domain works such as traffic control measures, open space embellishment,
stormwater management facilities, footpaths and landscaping. It is not appropriate for
these funds to also fund the upgrade of education infrastructure which should be
provided by the State Government.

B. Endeavour Energy

Endeavour Energy has no objections to the Precinct Plan. It has planned for the
redevelopment of Castle Hill and can accommodate an additional transformer in its
nearby Cheriton Avenue substation. However, more detailed assessment of the capacity
of the electrical network at the time of future development will be required since capacity
is not unlimited. As a minimum, the anticipated total future development will most likely
require a number of asset relocations and new distribution substations to cater for the
new electrical load.

Comment:
Further consultation with Endeavour Energy will be undertaken if the planning proposal
and draft plans proceed to exhibition. Individual developers will be required to submit
applications for load to Endeavour Energy in association with each development
application.
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C. NSW Health Western Sydney Local Health District

The Centre for Population Health supports the draft Castle Hill North Precinct Plan, in
particular Council’s commitment to high quality urban design, inclusion of mixed use
development to encourage walking and reduce vehicle dependence.

Comment:
Support for the Precinct Plan is noted.

D. Transport for New South Wales

Transport for NSW are the lead authority in preparing the North West Urban Renewal
Strategic Transport Study and Plan and it is suggested that Council and TfNSW
collaborate to have a common understanding of transport requirements for the Precinct
prior to public exhibition of a formal planning proposal. It is requested that Council
develop a station access plan that integrates the Castle Hill North Precinct Plan with the
future Castle Hill Station.

Comment:

Transport for NSW is the authority preparing the detailed station design and overarching
North West Urban Renewal Strategic Transport Study and Plan. Once these documents
are finalised Council can incorporate their requirements into the planning documents for
Castle Hill North.

The Development Control Plan and Section 94 Contributions Plan will outline
infrastructure including footpaths and bicycle paths to be delivered with the Castle Hill
North Precinct to match the requirements of a station access plan.

7. PRECINCT PLAN POST EXHIBITION AMENDMENTS

As a result of the public exhibition of the draft Castle Hill North Precinct Plan, further
investigations and more detailed analysis of residential densities undertaken in the
preparation of the draft The Hills Corridor Strategy, amendments to the Precinct Plan
have been identified.

The following key changes to the Precinct Plan are recommended:

a. Review of the Precinct Plan to express outcomes in terms of ‘maximum dwellings per
hectare’ (Density Plan), rather than a blanket height for each area as was shown in
the draft. This approach is consistent with the approach in the draft Hills Corridor
Strategy and is considered to provide flexibility for developers in delivering new
development by taking the focus off building height and concentrating on achieving
the desired built form outcome that responds to individual site opportunities,
constraints and context.

It is noted that the potential development outcomes across the majority of the
Precinct under the density approach remain consistent with the exhibited Precinct
Plan with the following exceptions:

i. Sites on the eastern side of Carramarr Road have now been identified for a
density consistent with the draft Corridor Strategy of 96 dwellings per
hectare. This would achieve an average of 4 storey apartments consistent
with medium density apartment living character identified in the NWRL
Corridor Strategy. The exhibited Precinct Plan outcomes of 8-18 storeys have
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not been pursued due to concerns about the interface and the need to provide
for an appropriate transition in built form.

Provision of potential for apartment development at 96 dwellings per hectare
for land at the north western corner of Castle Street and Carramarr Road,
rather than the exhibited 3 storey townhouses, as such land is considered to
have sufficient depth to enable a reasonable apartment outcome consistent
with adjacent land in Carramarr Rd.

Provision of the same density outcome of 240 dwellings per hectare along the
western side of Old Castle Hill Road as the land on the eastern side of Gay
Street, previously this land had been indicated a 12 storey apartments for Gay
Street and 4 storey apartments for Old Castle Hill Road. The revised map,
based on density, will encourage the area to be amalgamated and developed
as a single site with a range of heights.

iv. Provision of a higher potential outcome for two sites previously identified for 3

storey townhouses (a ‘landlocked’ site on Garthowen Crescent and a site on
Larool Crescent). Such sites have the capacity to be included in larger

development sites.

Provision of an increased yield of 312 dwellings per hectare for sites fronting
Old Castle Hill Road and Garthowen Crescent, within the 400m walking

catchment of the station.

The proposed Density Plan, including notation of locations where there have been

changes in potential yield (items i to v above) is provided in Figure 10.
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Figure 10
Castle Hill North Density Plan

Increased focus on desired precinct character and streetscape for the precinct to
provide clarity for stakeholders as to the outcomes sought and to guide the drafting
of Local Environmental Plan and Development Control Plan amendments. The
proposed Character Plan and Streetscape Plan are provided in Figures 11 and 12.
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Figure 12
Castle Hill North Streetscape Plan
c. Increased focus on transit oriented development outcomes and what this means in

In this regard potential street linkages have been

terms of potential linkages.
Pedestrian linkages have

removed as the emphasis is on the pedestrian not cars.
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been refined to priority locations to enable more direct pedestrian routes from Larool
Crescent, Gilham Street and Gay Street towards Pennant Street. There is also more
emphasis on existing streets to improve the pedestrian experience along Castle
Street Pennant Street, Old Castle Hill Road Carramarr Road and Gilham Street. The
following figure indicates the increased accessibility that will be achieved with new
linkages.
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Yo, ; ' L) ! 0 -‘EE— Castle Hill Station Ent
: 3 /r-‘/\~ 3 ‘ Precinct Castle Hill
RN B Sl B [ castie Hill North
et s / ] I 400metre Walk
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Figure 13

Proposed Walkability Catchment within the Castle Hill Precinct

d. More guidance on implementation and how the desired outcomes will be achieved.
The Precinct Plan includes details of the Local Environmental Plan amendments that
include incentives for developers to provide increased apartment sizes, apartment
mix and car parking, incentives to provide site amalgamations and requirements for
design excellence for apartment building developments.

Potential yield

Based on the revised Precinct Plan the land available for apartment development will
increase from 2.2 ha to approximately 20 hectares, comprising 66% of the total precinct
(30.5ha).

It is anticipated that the Precinct could accommodate 3,217 dwellings (2,984 additional
dwellings) based on an anticipated average uptake of 77% for apartments and 40% for
townhouses. This yield together with existing strata developments (which are unlikely to
be developed) and the proposed floor space incentive for key sites would increase the
total capacity of the Precinct to approximately 3,732 total dwellings (6,200 additional
people), comprising 3,637 apartments and 95 townhouse/terraces.

The State Government Corridor Strategy and Castle Hill Structure Plan projected a total
capacity, for the whole of the Castle Hill Station Precinct, of an additional 7,900
dwellings by 2036. However, the Corridor Strategy anticipates that only 56% of this
capacity will be realised by 2036, delivering an additional 4,400 dwellings. The area of
Castle Hill North Precinct (30.5ha) represents approximately 15% of the Castle Hill
Structure Plan area (205ha) yet has capacity under the Precinct Plan to yield 67% of the
projected residential growth (2,984 dwellings/4,400 dwellings).
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8. PLANNING PROPOSAL

To bring the draft Castle Hill North Precinct Plan to fruition a planning proposal is
required to amend Local Environmental Plan 2012. The objective of the proposed
amendment is to facilitate high and medium density development within the walkable
catchment of the future Castle Hill train station. The proposed outcome will be achieved
by amending Local Environmental Plan 2012 to:

i. rezone land in the Precinct from R1 General Residential and R2 Low Density
Residential to R1 General Residential, R3 Medium Density Residential and R4
High Density Residential;

ii. apply a minimum lot size of 1800m? across the precinct;

iii. apply maximum floor space ratio standards ranging from 0.6:1 to 2.4:1;

iv. remove height of buildings for land proposed to be zoned R1 General
Residential and R4 High Density Residential;

V. introduce a maximum height of buildings of 10 metres for land proposed to
be zoned R3 Medium Density Residential;

vi. add to clause 4.4 Floor Space Ratio to incentivise development, including a
Floor Space Ratio Incentive Map to allow for floor space ratio standards
ranging from 1.2:1 to 4.8:1, for development that meets Council’s apartment
size, mix and parking requirements;

vii. add to clause 4.4 Floor Space Ratio to provide a floor space incentive for key
mapped sites to amalgamate where it can be demonstrated that the
amalgamation will deliver improved outcomes and public domain
improvements;

viii.revise clause 7.7 Design Excellence to apply to all development with a height
of 25 metres or more, with revised considerations for design excellence and
provision for a Design Excellence Panel rather than architectural design
competition.

The proposed changes to the Local Environmental Plan written instrument are provided
as Attachment 4 to this report.

Land Zoning

The R1 General Residential zone will be retained on sites that currently have this zone
and it will be expanded along the eastern side of Old Castle Hill Road to provide
opportunity for low scale ground floor retail and café/restaurant opportunities. The R4
High Density Residential zone is applied to facilitate residential flat building development
where the building heights within the Castle Hill North Precinct Plan identify this as
appropriate. The R3 Medium Density Residential zone is applied to facilitate townhouse
(multi dwelling housing) development up to three storeys, to ensure there is a variety of
dwelling types located throughout the Precinct.
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Land Zoning (LZN)

- Mixed Use - Low Density Residential - Public Recreation
[CE2]  Envionmental Living [R31  Medium Density Residential Private Recreation
General Residential  [JIR]  High Density Residential Infrastructure

Figure 14
Existing Land Zoning Map

Land Zoning (LZN)
EBE] Mixed Use [RZ1] Low Density Residential [BEA] Public Recreation
El Environmental Living - Medium Density Residential Private Recreation
General Residential  [JIE@l]  High Density Residential Infrastructure
Figure 15
Proposed Land Zoning Map

Minimum Lot Size
The approach to mapping minimum lot size in LEP 2012 has been to include a large

1800m? site area for land zoned for higher density given that conventional subdivision
for single lots is not intended in the locality. This approach has been taken across the
Precinct to encourage medium and high density outcomes. It does not change the
requirement under Clause 4.1A of the LEP for a minimum lot size of 4000m? for

residential flat building development.
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Minimum Lot Size (sq m) (LSZ)
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Figure 16
Existing Minimum Lot Size Map

Minimum Lot Size (sq m) (LSZ)

[M] 600 [oz] 1800 [AB1] 10 ha
Q] 700 (NEE 2000

Figure 17
Proposed Minimum Lot Size Map

Maximum Height of Buildings

It is proposed that height will be addressed in the Development Control Plan by way of
controls relating to height in storeys, setbacks and landscaped area and the LEP only
include height for the proposed three storey townhouse locations and the school. By
using floor space ratio as the primary development standard in the LEP and including
height in storeys the DCP, there is more flexibility to articulate and guide the desired
built form outcomes. For example where a development site is adjacent or adjoining a
sensitive land use such as a school or detached housing, the DCP will limit height to 3-4
storeys for part of the site, stepping back to taller buildings more central to the site.
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Figure 18
Existing Maximum Height of Buildings Map

Height of buildings (m) (HOB )
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Figure 19
Proposed Maximum Height of Buildings Map

Maximum Floor Space Ratio

It is intended that floor space ratio will be the primary mechanism for controlling the
yield on individual sites. The proposed maximum floor space ratio standards range from
0.6:1 for locations on the periphery of the precinct to 2.4:1 for the site closest to the
station at the corner of Old Castle Hill Road and McMullen Avenue. These are the base
floor space ratios for the precinct. It is recognised that these floor space ratios are low
and likely to be unattractive to developers. This is a planned and deliberate approach
that seeks to encourage development that meet Council’s controls relating to apartment
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mix, size and car parking. As discussed in Section 1 of this report revised parking rates
are recommended for residential flat buildings and commercial development within the

precinct.

Maximum Floor Space Ratio (FSR) (n:1)

[N] 1ofE 30l 55
0 270 38[AA 64

Figure 20
Existing Maximum Floor Space Ratio Map

Maximum Floor Space Ratio (FSR) (n:1)
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Figure 21
Proposed Maximum Floor Space Ratio Map

Incentive Provision for Housing Mix

An incentive provision has been drafted to promote the housing outcomes advocated by
Council to suit the needs of expected future residents. This will allow for additional floor
space ratio where developers are willing to deliver the housing product that meets
Council’s apartment mix, apartment size and centres car parking rate.
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The proposed incentive provision is consistent with the outcomes of the discussions with
the NSW Planning Minister on 3 June 2015 regarding the application of SEPP 65 to The
Hills Shire.

The Minister had agreed to meet Council over its concerns about SEPP 65 which
principally are summarised as follows:-

e Council raises issue with Clause 30A of SEPP 65 and how it would prevent consent
authorities from refusing a development proposal on apartment size and car
parking standards.

e The SEPP 65 minimum size for apartments is acceptable as a “minimum” but
clause 30A will allow it to become a “standard”. Developments entirely of the
minimum standard do not provide the housing stock that The Hills Shire needs to
respond to the expected family demographic in the future.

e The Hills Shire is expected to increase in population by approximately 103,000.
Of these, 83% will be in the form of a family unit requiring a family home with an
average of 3.1 persons per household — higher than the Sydney average.

e The Hills Shire Local Strategy and LEP has planned for 36,000 new homes
primarily in new release areas but also in existing town centres, all supported by
Development Control Plans and Contribution Plans. In terms of housing mix, in
the new greenfield release areas approximately 40% of the housing stock will be
in the form of multi-unit dwellings and in the urban infill areas, almost the entire
new dwelling stock will be in the form of apartments.

e The SEPP65 minimum standard does not produce the housing stock needed to
support family living and nor will it necessarily entice existing landowners who
may live in a family home unnecessarily to move into an apartment. The SEPP 65
minimum is likely to cause The Hills Shire to fail to produce the homes its
population will require.

The NSW Minister for Planning understood Council’s concerns and was reluctant to
provide an exemption to SEPP 65 due to the precedent that could cause. He was
however interested in finding solutions to Council’s issues given the significant policy
work done by Council to meet its housing targets and to understand its demographic
needs. Suggestions canvassed included:-

o Reduce the extent of land zoned for multi-unit housing/apartments.

¢ Reduce the maximum height to three storeys or less to minimise the application
of SEPP65.

e Develop a ‘development incentive’ arrangement that is endorsed by the Minister
to amend Council’s LEP to only provide increased development opportunity
provided the development meets Council’s standards.

Of the options presented, the third option was considered the most likely to succeed.
The approach described in this report is based upon the outcomes of the meeting with
the Minister. Based on the incentivised floor space ratios it is anticipated that 3,253
additional apartments could be achieved. If a developer chooses to not take up the
incentive, the ‘base’ floor space ratio would allow for 2,319 additional apartments based
on SEPP 65 standards. The incentive is considered to provide a degree of certainty to
Council, developers and the community as to housing outcomes.
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Figure 22
Proposed Floor Space Ratio Incentive map

Additional Incentive for Key Sites

A new clause is proposed to encourage site amalgamation on key sites that have
capacity to deliver improved built form outcomes and public domain improvements. Key
sites have been selected on the basis that they present one or more of the following
characteristics:

e They are strategically located to provide specific built form or public domain
improvements;

e They are larger sites that could reasonably be expected to amalgamate; and

e They have potential for increased yield to be accommodated in a way that does
not undermine the desired character.

Proposed clause 4.4B as set out in Attachment 4 contains the objectives and an incentive
for amalgamation of six (6) identified key sites. Whilst other sites within the Precinct are
capable of amalgamation, the opportunity for increased yield has been limited to the
sites that are considered to display the above characteristics.

The potential improved outcomes for these sites include publicly accessible common
open space, publicly accessible through site links, active frontages, centrally located
height or a sensitive response to the heritage item Garthowen House. Active frontages
locations will be identified in the Development Control Plan. Development controls
relating to active frontages will include a cross section, setbacks, character and materials
to ensure that the active frontage provides a high quality pedestrian experience.
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Figure 23
Proposed Key Sites Map

Design Excellence
Whilst higher densities are expected, it is important that the built form be outstanding to

provide not only the housing we need but a positive contribution to public realm. To this
end, clause 7.7 Design Excellence will be amended, aimed at achieving a high standard
of quality in built form for buildings with a proposed height of 25 metres (8 storeys) or
more within the Shire. This would involve the use of a Design Excellence Panel. The
draft Terms of Reference for the Design Excellence Panel are provided at Attachment 5.

9. DEVELOPMENT CONTROL PLAN

While State Environmental Planning Policy 65 is the overarching document to guide the
development of apartment buildings, Council is able to develop controls providing they
relate to the design quality principles and have regard to the Apartment Design Guide.
The SEPP establishes nine design quality principles which are intended to ensure high
quality development outcomes and more liveable urban areas.

Principle 1 — Context and Neighbourhood Character;
Principle 2 — Built Form and Scale;

Principle 3 — Density;

Principle 4 — Sustainability;

Principle 5 — Landscape;

Principle 6 — Amenity;

Principle 7 — Safety;

Principle 8 — Housing Diversity and Social Interaction; and
Principle 9 — Aesthetics.

The development controls for the Precinct will specifically respond to the design quality
principles identified in the State Policy.

The Castle Hill North Precinct will have a distinctive character that requires additional
controls to guide future development. The current Residential Flat Building Development
Control Plan has been formulated to guide development that is approximately 4 storeys
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in height. Castle Hill North is envisaged to have a wider range of heights, from 3 storeys
up to 20 storeys. Therefore, it is appropriate that Precinct specific Development Controls
are prepared to provide appropriate guidance and certainty for developers and the
community regarding desired built form and amenity outcomes.

It is intended to set out a framework for high quality buildings and public realm that
combine to deliver the fundamental characteristics of liveability, comfort and
attractiveness. It also strives to enhance the physical quality and character of the public
realm to improve the experience for pedestrians, provide visual pleasure and a range of
recreational and leisure opportunities.

The key elements in achieving this goal are:
— High quality design standards for public spaces, buildings and circulation spaces;
— Passive surveillance of the public domain;
— Permeability for pedestrians as a finer grain network; and
— Incorporation of art work into building design to enhance the cultural character of
the Centre.

To guide these broader outcomes a number of controls are recommended:

Building Design

Aimed at continuity of street facades (rhythm and smaller vertical sections) at the
pedestrian level, retention of views into and out of the Centre, enhancement of vistas to
important civic landmarks and emphasise of street corners.

Facades

Encourage high quality building material and details that provide rhythm, scale,
architectural features, fenestration, finishes and colour to encourage detail that engages
the eye of the pedestrian.

Centre and Roof Profiles
Encourage architectural quality in the Centre’s skyline and design as part of the overall
building form.

Building Projections

Ensure that building projections such as street awnings occur in a way that allows
appropriate solar access and contributes to a high quality and pedestrian oriented
streetscape.

Wind and Weather Protection
New buildings provide protection to public plazas and spaces from wind and weather, via
awnings over footpaths, shade structures, building design and orientation.

Public Spaces

Castle Hill’s public spaces will be high quality, provide a combination of accessible
internal and external spaces that form an integral part of the public domain. These
spaces include public and privately owned land for public use and may be covered or
open to the sky, catering for the needs of a diverse community.

Sunlight to Public Spaces

New buildings and works need to allow good sun penetration to public spaces, ensure
that the enjoyment of public spaces is not diminished for pedestrians, particularly during
the times of the year when the intensity of use is at its highest. Public spaces and the
street environment should be comfortable and enjoyable for pedestrians.
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Access and Safety

Ensure that new developments provide safe through site links that enhance the
pedestrian permeability and options for pedestrian movements throughout the centre.
All public spaces are to have regard to safety in terms of lighting, concealment by
landscaping and building form. Street activation and street facing balconies are
encouraged to provide passive surveillance.

Housing Typologies

Five distinct housing typologies have been identified as part of the future redevelopment
of the Precinct being:

— Terrace homes and townhouses

— Low rise residential apartment buildings (3-6 storey)

— Medium rise apartment buildings (7-12 storey)

— High rise apartment buildings (12-20 storey)

— Mixed Use Development

The Precinct Plan identifies dwelling densities that in some cases will directly translate
into housing typologies, such as 39 dwellings per hectare to terraces. However in most
cases, large development sites may deliver a number of the identified housing
typologies. A site’'s context, topography, size, depth will all determine the most
appropriate housing typology, or combination of housing typologies for each site.

While these types have common factors, development controls specific to each housing
typology are needed to ensure that each of the typologies is developed exhibiting high
quality architectural design and the best response to site context.

The development controls will seek to ensure developments contribute to a desired built
character that encourages site consolidation, optimises solar access, consideration of
open space and has conscious design approach that pays attention to orientation and
sensitive interfaces. The controls will also seek to achieve a well-connected pedestrian
network, active street frontages, high quality architectural style and character, attractive
streetscapes and public realm and common open space within developments that add to
resident’s quality of life.

By addressing building envelope controls, such as height in storeys, setbacks and
landscaped area, there is more flexibility to articulate and guide the desired built form
outcomes. This approach takes the focus off height as an outcome and re-focusses on
achieving desired built forms tailored to the location and context.

Under grounding of Power Lines

All public roads within the Precinct contain overhead power lines (either 22kv, 11kv or
Low Voltage lines). As part of the transition of the Castle Hill North Precinct into a high
density transit centre, it is proposed that the power lines be located underground. There
are a number of benefits to undergrounding power lines as detailed below:

e Improves the appearance of the centre;

e Allows more space within road reserves to install public domain improvements
which will improve the quality of the streetscape;

e Less susceptible to poor weather conditions;

o Safer than overhead power lines as there is less potential for unintended human
intervention; and

e Removes the need prune street trees.
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Based on a preliminary estimate it would cost approximately $6.4 million to underground
the power lines through the entirety of the Castle Hill North Precinct. The proposed
undergrounding of power lines is not an item listed on the IPART ‘Essential Works List’
and for this reason cannot be included within a contributions plan for the Precinct.
Accordingly, it is proposed that a development control be included within the
Development Control Plan to require the undergrounding of the power lines as part of
any redevelopment.

It is likely that it will occur on an ad-hoc basis as it will be tied to future development
proposals within the Precinct. A key result of this approach is that for an extended
period of time overhead power lines will adjoin undeveloped sites and underground
power lines will adjoin developed sites. This would ultimately impact on the aesthetics of
the centre. Further investigation will be undertaken to options to fund the
undergrounding of power lines adjoining sites which remain undeveloped.

10.PUBLIC DOMAIN PLAN

A key feature of transit oriented development is a high quality public domain. To this
end, it is intended that a Public Domain Plan be prepared to provide consistent guidance
for the delivery of public domain works. A consistent approach will enhance the image
and amenity of the Precinct through the provision of street trees, footpath paving,
furniture and landscaping to give the precinct an urban identity as part of the centre,
while complementing the character of the surrounding area.

Footpath paving types have been identified to create a hierarchy of pedestrian access,
with the widest footpaths, allowing for the most pedestrians along higher order roads
such as Old Castle Hill Road, Pennant Street, Carramarr Road and Castle Street. These
roads provide the most direct access to the centre and must be delivered to the highest
quality to attract pedestrians and encourage increased pedestrian activity. Lower order
roads within the Precinct will have renewed footpaths that connect to the wider
pedestrian network to ensure pedestrian access within and around the centre is as easy
as possible.

In addition, street tree planting has been included to create character areas, respond to
different built form types, connect to tree lined street outside of the Precinct and retain
the garden shire character of Castle Hill. Street furniture to enhance the urban nature of
the Precinct and encourage social interaction will also been included.

11. CONTRIBUTIONS PLAN

The Precinct is located within Contributions Plan No.5 — Castle Hill which was originally
created in 1993 and covers a much larger area than the Castle Hill North Precinct. Given
that the development expected under Contributions Plan No.5 — Castle Hill is almost
complete, it is not proposed to amend the existing plan to include proposed higher
density residential development opportunities. Rather it is proposed that the required
infrastructure will be delivered through a new Contributions Plan.

The new Contribution Plan will identify the infrastructure required to support the demand
generated by the additional population within the Castle Hill North Precinct (including
additional yield resulting from the uptake of floor space incentives). Including the
additional floor space resulting from incentives, it is anticipated that the Precinct could
accommodate 3,732 dwellings which will result in approximately 6,200 additional people.
The infrastructure included within the Contributions Plan is considered to be necessary to
support a quality of life similar to that enjoyed by existing residents. The contributions
plan will provide an appropriate mechanism to ensure that funding of infrastructure is

PAGE 286



ORDINARY MEETING OF COUNCIL 24 NOVEMBER, 2015

equitably distributed throughout the Precinct based on the anticipated growth in
population. Where the demand for particular infrastructure is not solely generated by
future growth within the Precinct, the cost attributed to Castle Hill North will be
apportioned, with the remaining costs to be funded via alternative sources.

Council has undertaken a review of the existing infrastructure and determined that
upgrades and new facilities are required to support future growth within the Precinct. In
particular roundabouts, intersection re-alignments, new playing fields, the
embellishment of passive open space and new stormwater management facilities have
been included in the draft Contributions Plan. An overview of the approach toward the
provision and funding of local infrastructure within the Precinct is detailed below.

Traffic and Transport

Appropriate traffic management measures and intersection treatments are needed at
certain locations in order to achieve satisfactory traffic management outcomes as a
result of future development. These traffic management upgrades are:

Roundabouts

Roundabouts in three (3) locations are to be provided under the Contributions Plan. The
works are considered necessary to meet future demand, whilst ensuring an acceptable
level of access, safety and convenience for all street and road users within the Castle Hill
North Precinct. The roundabouts are proposed at the following locations:

e Carramarr Road/Castle Street;
e Gilham Street/Carramarr Road; and
e Gilham Street/Old Castle Hill Road are proposed.

The need for these facilities is principally linked to the projected ‘Environmental Capacity’
of these roadways. The Environmental Capacity (EC) is a measurement of the number
of vehicles (including moving and parked) that is considered to be acceptable within an
area or individual street, with respect to the impacts on such environmental indicators as
pedestrian risk, pedestrian crossing delay, noise and accessibility.

Intersection Realignment

In addition to the proposed roundabouts mentioned above, an intersection
upgrade/realignment will be required and the junction of Old Northern Road/McMullen
Avenue. This intersection is one of the principal points at which vehicles generated from
within the Caste Hill North Precinct will access the arterial road network. The additional
traffic volume resulting from the future development within the Precinct, coupled with
the broader increase in regional traffic volume will necessitate an upgrade to this
intersection. The intersection will be realigned with Brisbane Road to provide a four way
signalised intersection with McMullen Avenue. This will provide a much safer intersection
for traffic accessing and departing both McMullen Avenue and Brisbane Road.

Pedestrian facilities

It is envisaged that the Castle Hill North Precinct will develop into a high density transit
centre. In order for the centre to function effectively as a transit oriented centre, it will
be imperative that the future development and public domain works create an
environment which is conducive to walking and cycling. The approach proposed being
pursued for this Precinct is consistent with TOD principles in that it seeks to
accommodate both population and employment growth in more contained areas close to
the future stations that will facilitate walkability and active public spaces.

In order for this to be realised, shared pedestrian/bicycle paths are proposed along
Carramarr Road, Gilham Street, Castle Street and Pennant Street and Old Castle Hill
Road. These shared paths will be approximately 2.5 metres wide. All remaining streets
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will contain a single 1.2 metre path on one side at minimum. Appropriate landscaping
will be provided in conjunction with these paths to ensure to encourage pedestrian
movement through the centre.

Open Space and Recreational Facilities

The future population within the Precinct will be characterised by a predominance of
family households. Accordingly, the planning for this Precinct seeks to ensure that
residents of new developments are able to access open space and recreation facilities
commensurate with the lifestyle enjoyed by existing Hills residents. It is noted that
existing playing fields within the Shire are currently used to capacity. To cater for the
additional population, new open spaces and additions and improvements to existing open
spaces will be required.

Local Open Space
The purpose of local open space is to provide informal play space and opportunities for
supervised play within convenient walking distance from any given residence.

An additional population of around 6,200 people will generate demand for approximately
10ha of passive open space, based on the traditional method of determining open space
provision. However, achieving a higher amount of passive open space within the
Precinct will present challenges due to the highly urbanised context and the cost of land.
Accordingly, the approach which is proposed for this Precinct is to improve the function
and capacity of the existing passive open space areas which are currently located within
the Precinct. The following Reserves will be embellished to create more ‘urban’ park
spaces and encourage short and medium stay usage:

e Maurice Hughes Reserve;
e Larool Crescent Reserve; and
e Eric Felton Reserve.

The small pocket parks located within the Precinct, Eric Felton Reserve and Larool
Crescent Reserve, currently have minimal levels of embellishment and as a result are
under-utilised. The focus for these areas is increasing the range of activities through the
use of improvements such as play equipment, picnic facilities and additional landscaping
and seating. The aim is to transform these spaces into more usable urban facilities
rather than open spaces.

Playing Fields (Active Open Space)

An additional population of around 6,200 people will generate demand for around 2
playing fields and one (1) cricket oval. As the existing playing fields are already at
capacity there is no potential to accommodate the additional demand within these
facilities. Additional playing fields will be required to ensure that the future population is
provided with appropriate active open space facilities, and not simply provided with a
sub-standard level of service due to the difficulties associated with acquiring open space.

The planning work which is currently being undertaken for Castle Hill North presents a
significant opportunity to implement a coordinated strategic approach to the provision of
open space to meet the requirements of future residents. This approach would secure
the provision of a district facility, of a sufficient size, to accommodate the demand which
is projected to occur within the entirety of the Castle Hill Precinct (north and south) and
the Cherrybrook Precinct.

The combined population growth envisaged within the Castle Hill North, Castle Hill South
and Cherrybrook Precincts are included within the following table. It is noted that the
population growth for Castle Hill North is based on the incentivised provision of
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residential floor space and the growth within Castle Hill South and Cherrybrook Precincts
is based on the growth envisaged within Council’s draft Corridor Strategy.

Additional Population %o of Growth
Castle Hill (North) 6,200 47%
Castle Hill (South) 3,576 27%
Cherrybrook 3,389 26%
13,165
Table 4

Growth Projection within the Castle Hill and Cherrybrook Precincts

A population of 13,165 people would generate demand for a minimum of four (4) playing
fields, two (2) cricket ovals and four (4) tennis courts.

Options are currently being investigated for the provision of a district facility on rural
land at the urban fringe in the Glenhaven locality. This area is considered to be
appropriate as it is within relatively close proximity to both Castle Hill and Cherrybrook,
and would have more capacity to provide the extent of facilities required to meet the
demand generated by the new population. The cost of providing any new facility would
be apportioned in-line with the envisaged growth within each Precinct.

Indicative land and capital cost estimates are currently being prepared and would be
included within the final draft Contributions Plan.

Stormwater Management

A number of overland flowpath are present within the Precinct. Overland flowpaths are
initiated when catchment runoff exceeds the capacity of the existing stormwater
drainage system. These flowpaths are a considerable constraint to future development
between Les Shore Place and Larool Crescent, and from Carramarr Road to Castle
Street. Accordingly, upgrades and enlargements to the stormwater drainage system are
required to ease the impacts of overland flowpaths on affected land. Similarly, sensitive
management of the remnant flows through innovative design will reduce identified
hazards.

Upgrades to the local pipe network are required to mitigate the impact of flooding as a
result of new development in the vicinity of Garthowen Crescent, Les Shore Place, Larool
Crescent, Carramarr Road and Castle Street. Stormwater drainage upgrade works have
been identified based on preliminary estimates of pipe system upgrades required to ease
the impacts of overland flowpaths on affected land within the Precinct. The delivery of
these upgrades will reduce the identified hazards to future development.

As part of the planning for the Stormwater Management Upgrades Council will be
undertaking a Stormwater Network Asset Upgrade Report which will involve the
preparation of a detailed flood investigation report, and the development of detailed
concept designs and plans for the upgrade of Council owned stormwater assets within
the study area. Further refinements to the concept or cost estimates would necessitate
a future amendment to the plan.

CONCLUSION

Following the exhibition of the draft Castle Hill North Precinct Plan, further investigations
have been undertaken in order to finalise a comprehensive and strategic approach for
future redevelopment in response to the significant opportunities that have arisen due to
the Sydney Metro Northwest rail link.
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Key issues raised in response to the exhibition of the Castle Hill North Precinct Plan
include objections to changes in the built form and character of the area, requests for
additional properties to be included in the Precinct, requests for additional height to be
applied to properties within the Precinct, inconsistency with the North West Rail Link
Corridor Strategy and increased traffic congestion and on-street car parking. Some
submissions have warranted minor amendments to the draft Castle Hill North Precinct
Plan.

This report recommends that Council adopt the Castle Hill North Precinct Plan with post-
exhibition amendments and proceed with a planning proposal to make changes to land
zoning, maximum building height, floor space ratio and minimum lot size consistent with
the amended Precinct Plan. To support the increased residential development of the
Castle Hill North Precinct, a draft Development Control Plan, draft Public Domain Plan
and draft Section 94 Contributions Plan are under preparation. Together, the proposed
policy package will provide a comprehensive plan to facilitate and manage new
development in the Precinct in anticipation of rail services to Castle Hill in 2019.

IMPACTS

Financial

Development in the Castle Hill North Precinct will have implications for local
infrastructure including roads, open space, community facilities and water cycle
management facilities due to the expected additional population. A contributions plan
will be prepared to ensure new development funds the necessary local infrastructure.

The Hills Future Community Strategic Plan

The planning proposal will provide additional housing, employment and shopping
opportunities focused around public transport. It will contribute to achieving balanced
urban growth by facilitating opportunities for high density residential development in a
location that is going to be provided with the necessary infrastructure needed to support
this growth.

RECOMMENDATION
1. The Castle Hill North Precinct Plan in Attachment 3 be adopted (ECM Document
Number 14270792).

2. A planning proposal be forwarded to the Department of Planning and Environment for
a Gateway Determination to amend Local Environmental Plan 2012 in the following
manner:

i. rezone land in the precinct from R1 General Residential and R2 Low Density
Residential to R1 General Residential, R3 Medium Density Residential and R4
High Density Residential;

ii. apply a minimum lot size of 1800m? across the precinct;

iii. apply maximum floor space ratio standards ranging from 0.6:1 to 2.4:1;

iv. remove height of buildings for land proposed to be zoned R1 General
Residential and R4 High Density Residential;

v. introduce a maximum height of buildings of 10 metres for land proposed to be
zoned R3 Medium Density Residential;

vi. add to clause 4.4 Floor Space Ratio to incentivise development, including a
Floor Space Ratio incentive map to allow for floor space ratio standards
ranging from 1.2:1 to 4.8:1, for development that meets Council’s apartment
size, mix and parking requirements;

vii. add to clause 4.4 Floor Space Ratio to provide a floor space incentive for key
mapped sites to amalgamate where it can be demonstrated that the
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amalgamation will deliver improved outcomes, public domain improvements;

and

viii.revise clause 7.7 Design Excellence to apply to all development with a
height of 25 metres or more, with revised considerations for design
excellence and provision for a Design Excellence Panel rather than
architectural design competition.

ATTACHMENTS

Summary of Submissions to draft Precinct Plan (24 pages)

Site Specific Requests for changes to draft Precinct Plan (52 pages)
Castle Hill North Precinct Plan (24 pages)

Proposed Draft Local Environmental Plan Amendments (5 pages)
Proposed Draft Terms of Reference for Design Excellence Panel (7 pages)

ahoONE
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ORDINARY MEETING OF COUNCIL

24 NOVEMBER 2015

ATTACHMENT 2 SITE SPECIFIC REQUESTS

REQUEST FOR ADDITIONAL HEIGHT WITHIN PRECINCT

Request Street House Numbers Submission Nos.
No.
12, 25, 27, 57, 61
1 Barr: rn Pl 1 7 11, 13, 15, 15A, 17, 19, 21, 27 P Sl P
arrawal ace (east) ,3,5,7,9,11, 13, 15, 15A, 17, 19, 21, 62. 82. 86 99, 102,
Larool Crescent (east) 33 and 35 104
1,3,4,5, 6, 10, 11
2 Larool Crescen 15, 17, 19, 21, 23, 25, 27, 29 and 31
arool Crescent (east) 5,17, 19, 21, 23, 25, ,29 and 3 23 24, 35 113
Petition No. 2
3 Garthowen Crescent 15, 17, 19, 21, 23, 25, 27, 29, 31 126
(north) -,
Petition No. 1
4 Larool Crescent (west) | 4, 6, 8, 10, 12, 14, 16, 18, 20 and 22 130 and 132
Carramarr Road (east) | 44, 46, 48 and 50
5 Larool Crescent 15 4,5, 16, 23
6 Pennant Street 20 and 22 131
7 Gilham Street (south) 14, 16, 18, 20, 22, 24 Petition No. 9
8 Garthowen Crescent 37 33
9 Old Castle Hill Road 55, 57, 59, 61, 63, 65, 65A, 67 and 69 60, 95, 98, 101, 109,
(west)
2 105, 110, 90
Gilham Street (south) ..
10, 16 Petition Nos. 4 and 6
Gay Street
10 Garthowen Crescent 2,4, 24, 26 and 28 87
Old Castle Hill Road 24, 26, 26A, 28 and 30
11 Vivien Place 1,2,3,4,5and 6 91
Gay Street 1,3,5and 7 Petition No. 5
Gilham Street (south) 12
12 Garthowen Crescent 6-10 and 16-18 115
Petition No. 3
13 Les Shore Place Lot 51 DP 1022542 (QIC land) 111

Lot 52 DP 1022542 (Council land)

PAGE 316




ORDINARY MEETING OF COUNCIL 24 NOVEMBER 2015

ATTACHMENT 2 SITE SPECIFIC REQUESTS

CASTLE HILL NORTH REQUEST FOR ADDITIONAL HEIGHT

Request No. 1 Submission Nos. 12, 25, 27, 57, 61, 62, 82, 86, 99, 102, 104
Petition No. 2 (Note: This petition included 15-35 Larool Crescent,
however, issues raised in the petition are addressed in
Site Specific Request 2).

PROPERTY/ AREA SUBJECT OF SUBMISSION

Street Number
Barrawarn Place (east) 1,3,5,7,9, 11, 13, 15, 15A, 17, 19 and 21
Larool Crescent (east) 33 and 35

LOCATION/ EXHIBITED STRUCTURE PLAN

*Maurice Hu

-

N

ghes Resé,}e\/ _

SUBMISSION DETAILS
Issue Building height (3 storey town houses)
Request/s Requests for increase in building height to 6, 8 and 12 storeys.

Reasons e Does not reflect pattern of decreasing density from the centre out.

e Townhouses will be out of place between 12 and 8 storey buildings (‘canyon’ effect and
overshadowing of town houses by apartments).

e Located closer to the station (within 800m) than other properties given more storeys and with
same elevation.

e Lot depth is not prohibitive to basement construction.

e School security advises that both low and high densities adjoining schools have pros and cons.

e To apply same building height would broaden design visions and allow for purchase of roads to
create a dress circle development.

e Difference in zoning is inequitable and will affect amenity (ie. traffic, noise, overshadowing).

e Townhouse development is not feasible and lack of developer interest will stifle
redevelopment.

e Clarification is sought as to future changes to the school site (ie. zoning, FSR).

Submitted e A detailed concept is submitted for land at 1-13 Barrawarn Crescent. It is advised that a
concept and developer has obtained options to purchase the land. Fragmentation is therefore not a
justification constraint.

e It is requested this particular land be rezoned to R4 High Density Residential, 38m maximum
building height and FSR of 5:1.

e« The 4,870m? site can accommodate a development of 8 and 12 storeys without isolating
adjoining land. A basic concept for an 8 storey buildings is provided for remaining Barrawarn
Place properties (15A to 21) having a site area of 2934m?.

e Consistent with desired future character for the Precinct as outlined in the Draft Precinct Plan
and will provide a good transition to 12 storey buildings on the eastern side of the school.

e Will provide better height transition and better solar access to more units. Adequate solar
access to 3 storey town houses would be difficult.

e The site is within an area identified in the State Government Castle Hill Structure Plan for
higher residential densities.

e The development would adjoin a part of the school that is occupied by a service road and out
of bounds area for students. It is not a sensitive location and would also benefit from casual
surveillance.
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ATTACHMENT 2 SITE SPECIFIC REQUESTS

G

1-13 Barrawarn Crescent (Submission 102, DFP Planning Consultants / Giles Tribe Architects)

COMMENT
Distance to Castle Hill train station
e The subject land is located outside the existing 800 metre walking catchment of the station (refer to existing
walkability catchment map in Council report).

Pattern of density and building typology

e The Precinct Plan generally concentrates the highest densities closer to the station, however it also accounts
for topography, current and future desired street character, the street network and lot shapes and sizes in
identifying the most appropriate densities and housing types throughout the precinct.

e The Plan provides for a range of housing typologies, including town houses, to offer variety and choice.

e The properties on the eastern side of Barrawarn Place are less suitable for taller and larger residential flat
buildings if developed independently of other properties. Buildings with larger floor plates and greater height
would likely lead to undesirable impacts on adjacent properties (such as Castle Hill Public School) including
overshadowing, loss of privacy and built form domination.

e State Government Structure Plan for the Castle Hill station envisages this particular area as low / medium
density town house living, as is also proposed in Council’s Corridor Strategy and the Castle Hill North Precinct
Plan.

‘Canyon’ effect, overshadowing and amenity

e As the land adjoins lower built forms within the school, a ‘canyon’ effect will not be created in this location.

e A blanket 8 storey height limit on land to the west in Barrawarn Crescent would not provide an appropriate
built form outcome or transition to lower densities. Proposed amendments to the Precinct Plan move away
from stipulating a particular building height and instead focus on an overall density, consistent with the
approach in the draft Hills Corridor Strategy. Land on the western side of Barrawarn Place will be limited to 96
dwellings per hectare.

e Development controls will require consideration of a site’s context. So where a development site is adjacent or
adjoining a sensitive land use such as a school or lower densities, height would be reduced at the interface,
stepping back to taller buildings more central to the site. Development will also be limited by floor space ratio
controls in the LEP.

Feasibility

e The Precinct Plan is a 20-25 year plan. As such, it is unlikely that all land in the Precinct Plan will be
redeveloped in the short term. Land that is not redeveloped in the early stages will offer longer term
opportunities. The Council report addresses the matter of development feasibility in more detail.

Impacts on school and future development of school land

e A submission received from the Department of Education and Communities requested that development
adjacent to schools be limited to 3-4 storeys to maintain consistency in bulk and scale to school buildings, and
that development controls address privacy, overshadowing, noise and traffic issues. It is intended however,
to apply a maximum building height of 10 metres to land adjoining the school to the north, south and west.

. In accordance with the focus on density and floor space ratio as a means to control the built form, building
height in the Precinct will remain largely unspecified in the Local Environmental Plan. Under State
Environmental Planning Policy (Infrastructure) 2007, schools are permitted to erect buildings up to 12 metres
in height (within the bounds of other complying development requirements). In order to manage any possible
redevelopment of the school outside of a complying development scenario, it is proposed to apply the same
maximum building height to the school site as will be applied to adjoining land fronting Barrawarn Crescent
(10 metres).
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1-13 Barrawarn Place Development Concept

e The State Government Structure Plan for Castle Hill envisaged the subject land as a mixture of single
detached dwellings and townhouses, not for medium or high density development. The submitted concept is
therefore inconsistent with the State Government Strategy.

—_ by - Low / Medium Density Townhouse Living Under the

= *| vision and Structure Plan it is anticipated this precinct will
evolve to become a mixture of single detached dwellings
/ and townhouses. This precinct will serve as a transition

between the lower density residential areas beyond the
Study Area and the station precinct.

e

. The submitted 8 and 12 storey concept is not consistent with the desired character of the Precinct which
identified the subject land as three storey town houses. The amalgamation of a site in excess of 4,000m? to
overcome site fragmentation issues is acknowledged, however the proposed development will not provide an
appropriate response to the site’s existing or likely future context. Whilst it may be possible to provide
basement parking within the available site depth (further analysis of driveway gradients is necessary), of
greater concern is that the site depth does not allow for an appropriate transition in building height to
adjoining development.

e The proposed development would have an adverse impact on the Castle Hill Public School in terms of privacy,
safety of children and domination of the built form, despite the location of a service road or out-of-bounds
area on the boundary. The Department of Education and Communities would be likely to object to the
proposal on these grounds since it has already been requested that heights adjoining schools not exceed 3-4
storeys. Development on the school site itself will be limited to 10 metres, or 12 metres under complying
development allowed under SEPP (Infrastructure) 2007.

. In terms of the site’s future context, proposed amendments to the Precinct Plan resulting from the public
exhibition will see a reduction in the density that may have originally been anticipated on land on the western
side of Barrawarn Place by replacing an 8 storey building height with controls that specify a maximum density
of 96 dwellings per hectare coupled with FSR and specific built form controls to manage setbacks and built
form transition.

e The revised approach will ensure that buildings respond to a site’s context, including interfaces with lower
densities. Land that has been highlighted in the Precinct Plan as suitable for high density development (as
opposed to a density of 39 dwellings per hectare on the subject site) is also land that provides obvious
amalgamation opportunities that will allow for the necessary transitions in building height, achievable only
through sufficient site depth. This approach also addresses concerns mentioned in the submission regarding
overshadowing of land on the eastern side of Barrawarn Crescent.

e The submission refers to consistency with the site’s future context, making reference to future 12 storey
buildings located to the east of the school and the site therefore providing a ‘good transition’. It is not
considered that the subject site, located on the western side of the school, has any significant built form
relationship with the site located to the east of the school, particularly since development on the school site is
unlikely to be greater than 2-3 levels under current controls. The presence of the school necessitates a
specific built form response on adjoining sites. Under the proposed LEP and DCP controls, the site to the east
of the school will be required to appropriately distribute building height across the site and provide adequate
setbacks to manage the interface with the school. The subject site is not sufficient in size or depth to allow for
a similar approach.

e The submission states that planning undertaken for this site would be significantly greater than what would
have been undertaken on other sites in the Precinct in order to then inform appropriate LEP controls. Although
a detailed concept has been provided, it alone is not sufficient to warrant additional height or density on this
site due to constraints which may be insurmountable. The submitted concept proposes a density of
approximately 304 dwellings per hectare. This is entirely inconsistent with the intended density of
surrounding land which will be limited to 96 dwellings per hectare. Densities of more than 300 dwellings per
hectare are only proposed on certain land located on Old Castle Hill Road such as the Pennant Street Target
Site, and within the 400m walking catchment of the station. The subject site is outside the existing 800 metre
walking catchment.

e« The development would prevent the amalgamation of a 4,000m? minimum development site to the north to
allow for a residential flat building / built form that is consistent with the proposed development since only
approximately 2,900m? would remain. It is noted that the submission provides a basic concept showing that a
building of 8 storeys with basement parking could be provided on this land. The isolation of land below
Council’s accepted minimum of 4,000m? minimum for residential flat buildings is not appropriate. A building
height of 8 to 12 storeys on the subject site would not provide an appropriate transition to medium density
(ie. 3 storey town house) development on the adjoining land.

e The site has been assessed as far as possible against the development standards in Council’s Residential Flat
Building DCP. Whilst compliance with the majority of controls may be demonstrated, this should not be
considered an appropriate assessment of the development’s suitability. Apart from the issues raised above, it
must be recognised that the DCP anticipates development that is a maximum of 4 storeys. It does not provide
sufficiently detailed controls relating to bulk and scale, height transition, setbacks, solar access, streetscape
and so on, to allow for a comprehensive assessment of development that exceeds this height. Notwithstanding
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this, the compliance table is provided below. Of primary concern in terms of compliance is the ability of the
site to provide sufficient useable common open space at ground level (although it is noted that substantial
roof top areas are proposed) and which receives the required hours of solar access, the impact on adjoining
land to the south in terms of solar access, and the impact of the development on the desired future context of

the area.
Development Controls Proposed Applicant’s Council FORWARD
Development Assessment Assessment | PLANNING
COMMENTS
3.1 Site Requirements 127.5m YES YES The site has a
» Min. frontage — 30m 127.5m frontage.
3.3 Setbacks — Building
Zone Within 5m of | Minimal trees | NO The development
» 5 metres clear of existing | existing trees | are located on concept appears to
trees (or the drip line) and within drip | the site. propose removal of
line existing trees.
» Complies with Table 1
Table 1 Setbacks 10m front | YES YES The submission
Front (one street frontage) 10 metres setback advises that all
Front (two street frontages) SetbaCkS can be
R 10 metres 6-8m side | YES YES met.
Secondary Frontage 6 metres SetbaCKs
The current setback
Side § metres 8m rear YES YES controls are
Rear 8 metres intended for
residential flat
buildings of up to 4
storeys. Greater
setbacks will be
required for
developments of
greater height to
achieve appropriate
height transitions
and built form
relationship with
adjacent properties/
streetscape.
3.4 Building Heights
(a) Developments on sloping
sites are to be stepped so | 8 and 12 | Not relevant Not Elevation plans and
that the ground floor does | Storeys demonstrated | details of cut and fill
not exceed one metre above not provided.
natural ground level
immediately below any point
on the ground floor.
(b) The floor level of any
residential room must be no Not Building is 8 and 12
lower than one metre below demonstrated | storeys.
natural ground level.
(c) No building shall contain
more than 4 storeys above NO The DCP does not
natural ground level. anticipate or
address
development above
4 storeys.
3.5 Building Separation
and Treatment
12 metre building separation Reference is | YES Unable to be | May comply with
made to measured the additional
Residential Flat building separation
Design Code for taller buildings.
Space between building | requirement of
suitable for deep rooted | 12m then 18m
planting for above 4
levels.
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5) 3.6 Landscaped Area — | Option A = | YES YES Based on
50% 2717m? (56%0) calculations
Option B = provided the
2857m? (59%) concept appears to
comply.

6 3.7 Building Length — Option A=90m | NO NO A concept image for
Max 50 metres Option B = 50m | YES YES Option A is not

provided.

Option B (image
provided) complies
with required
building length.

7 3.8 Building Design & | Submission Building will be | NO Concept
Streetscape advises that | well development is not

development articulated. considered to

will not be out enhance the

of character streetscape or

with future complement

development. adjoining and
surrounding existing
or likely future
development due to
its bulk and scale,
and lack of
articulation and
graduated setbacks
to the street/
adjoining land.

8 3.9 Urban Design | A detailed urban | Will be | NO The development
Guidelines design consistent with concept does not
Demonstrate conformity with | statement is not | desired future provide a
“Baulkham Hills Multi Unit | provided. character. satisfactory
Housing — Urban Design response to the
Guidelines 2002". objectives of this
Objectives: section of the DCP
i. To encourage urban since it is

design principles which inconsistent with
reinforce the character of the desired future
the precinct. character of the
ii. To ensure that future precinct and is not
development responds to compatible with
and is compatible with the adjoining
landscape, topography development.
and visual setting of the
area.
iii. To promote a built form of
high architectural quality
which compliments
existing streetscape
character and improves
the amenity of public
space.

9 3.10 Density Details not | Not relevant. NO Approximately 667

» 150-175 persons per Ha provided. persons per hectare
based on 164
dwellings in
development.

10 | 3.11 Unit Layout and | Details not | To be detailed | Details not | Intended
Design provided. in future | provided. compliance with unit
» 1 bedroom — 75m? development types and sizes is
> 2 bedroom — 110m? application. noted.

» 3 bedroom — 135m?
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11 | 3.13 Open Space Ground level at | YES Detailed Detailed plans not
Private: 25m? as per plans not | provided.
» Ground level — min 4 | Apartment provided.
metres X 3 metres Design Guide. Concept
» Above ground — min shows roof
10m?, min. depth 2.5 | Balconies will | YES top common
metres exceed 10m? open space
Common: 3,280m=2 common
> 20m? per dwelling 2,717mz2 Communal open space is
» Achieve 4 hours of sun | landscape area | open space required. Solar
between 9am and 3pm | provided. provided. access requirements
on 21 June Option 2 shows not met (3 hours
solar only). Roof top
requirements. space would receive
Unmeasured more solar access.
amount of
rooftop space. Roof top open space
is unsuitable for
children’s play. This
should be provided
at the ground level.
Roof top activation
must be considered
in terms of how
much should be at
ground level and
how much can be
on rooftops. Rooftop
common open space
should be provided
in addition to
carefully designed
common open space
at the ground level.
12 | 3.14 Solar Access
» Adjoining residential YES Detailed Shadow diagrams
buildings and the major calculations illustrate some
part of their landscape not provided. substantial
receive at least four overshadowing of
hours of sunlight existing dwellings to
between 9am and 3pm the south. Detailed
on 21 June calculations would
be required to
» Common open space — Communal Communal determine whether
four hours between 9am open space will | open space at | sufficient solar
& 3pm on 21 June be capable of | ground level | access is provided.
compliance. may not | Shadow impacts on
achieve the school are
required 4 | somewhat reduced
hours. since until 12.45pm
shadows
predominately affect
the service road
area.
13 | 3.17 Stormwater | Details DA stage Not Unable to be
Management Unknown demonstrated | assessed.
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14 | 3.19 Car parking Option A YES Plans The site depth
Rate per unit & visitor | requires 339 illustrate the | (<40m) may have
parking: spaces. provision of a | implications for
» 1 bedroom — 1 space four level | ramp grades.
» 2 or 3 bedroom — 2 | Option B basement

spaces requires 308 parking area.

» Visitor — 2 spaces per 5 | spaces.
dwellings

» Lockable single garages
min. dimension — 5.5
metres x 3 metres
(exclusive of storage)

» Lockable double garages
min. dimension — 5.5
metres X 5 metres
(exclusive of storage)

»  Visitor parking
dimensions — 5.5 metres
X 2.6 metres

Manoeuvring and ramps:

» The first 6 metres of the
driveway inside the
property boundary to be
a maximum of 5%

» Ramp grades comply
with Australian Standard
2890.1

» Manoeuvring in
accordance with
Australian Standard
2890.1

15 | 3.20 Storage Details Details at DA | Not Unable to be
10m® with an area 5m? and | Unknown stage demonstrated | assessed
dimension 2 metres.

16 | 3.21 Adaptability, | Details Lifts provided. Not Unable to be
Pedestrian Access & | Unknown demonstrated | assessed.
Safety 5% of units
» Lift provided if greater can be

than 2 storeys adaptable.

Accessible housing:

» 1 unit in a development
< 20 units, or

» 5% in a development
>20 units

RECOMMENDATION

1.

The potential development outcomes on the eastern side of Larool Crescent and Barrawarn Place under the
density approach of 39 dwellings per hectare remain consistent with the exhibited Precinct Plan.

Change to the Precinct Plan

1.

Land to the west bounded by Larool Crescent, Barrawarn Place, Warren Place and Maurice Hughes Reserve be
identified with a density of 96 dwellings per hectare, a reduction in yield from the exhibited Precinct Plan to
ensure that future development provides for an appropriate built form relationship with adjacent development
with a lower density.
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CASTLE HILL NORTH REQUEST FOR ADDITIONAL HEIGHT

Request No. 2 Submission Nos 1, 3, 4,5, 6, 10, 11, 23, 24, 35, 113
Petition No. 2 (Note: The petition also included 33 and 35 Larool
Crescent)

PROPERTY/ AREA SUBJECT OF SUBMISSION
Street Number
Larool Crescent (east) 15, 17, 19, 21, 23, 25, 27, 29 and 31
LOCATION/ EXHIBITED STRUCTURE PLAN

—~ — GRS

SUBMISSION DETAILS

Issue Building height (3 storey town houses)
Inconsistency with State Government Strategy and statements within the Precinct Plan.
Proposed pedestrian and vehicular links from Pennant Street to Larool Crescent.

Request/s Requests for increase in building height to 6, 8 and 12 storeys.

Reasons e Feasibility - 3 storey town houses would be unlikely to occur due to the lack of return on
investment resulting in a single storey free standing premises remaining. The area would
be a bottleneck to future development. Land would remain undeveloped and surrounded
by 8 and 12 storey developments. Developers have made option agreements based on a
minimum of 5 storeys being achieved.

e 3 storeys is inconsistent with statements in the Precinct Plan relating to the purpose of
town houses to provide a transition to lower residential areas, the need to capitalise on
opportunities for higher densities in key locations close to the centre, and general
acceptance of higher densities within 400-800 metres of transport.

e Land is within 400m of train station (less if additional links provided).

e Inconsistent with the vision of 7-20 storeys in the State Government Castle Hill Station
Structure Plan.

e Height increase would be consistent with section 117 Ministerial Directions 3.1 —
Residential Zones, 5.9 NWRL Corridor Strategy and 7.1 — Implementation of A Plan for
Growing Sydney since it will allow for increased densities, encourage transit oriented
development, ensure development is consistent with the NWRL Corridor Strategy and
Structure Plan by providing increased densities close to centres and good public transport.

e 3 storey town houses will result in a ‘valley’ amongst tall buildings.

e The land would be overshadowed by 8 storey development on the western side of Larool
Crescent and traffic congestion will be a problem.

e There would be no overshadowing impacts on the school if height were to increase.

e Council is looking at sites in isolation rather than considering potential amalgamation
opportunities. Existing roads could be acquired and the area master planned so that
obsolete roadways no longer define zone boundaries. The inclusion of this land with
adjoining 12 storey development provides an opportunity for secondary road access.

e Proposed road link from Larool Crescent to Pennant Street should be contributed to by all
developers. Concern that it would detract from the value of the property it is shown to
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travel through in addition to the awkward angle at which it would enter Larool Crescent.

e Lot depth is not an impediment to redevelopment. Lots can be amalgamated to create
larger sites. Developers are willing to purchase multiple properties and would also prefer
to purchase the roadway.

e Proposed walkway to Pennant Street to Larool Crescent is not necessary and would be
difficult to provide due to strata title nature of adjoining land. Would also affect ability of
15 Larool Crescent to develop with adjoining land.

Submitted e Shadow diagrams were provided for land at 27-35 Larool Crescent (adjoining the southern

Concept boundary of the school) based on a theoretical block form of 12 storeys. The shadow
diagrams were generated based on northern hemisphere rather than southern hemisphere
settings and therefore reflect shadows in mid-summer with shadow cast to the north
instead of in winter with shadows cast to the south. The diagrams are therefore not
relevant to the consideration of the site specific issues raised. No other site concept was
provided in relation to this area of the Precinct.

COMMENTS
Feasibility
e The Precinct Plan is a 20-25 year plan. As such, it is unlikely that all land in the Precinct Plan will be

redeveloped in the short term. Land that is not redeveloped in the early stages will offer longer term
opportunities. The Council report addresses the matter of development feasibility in more detail.

Building typology

e The Precinct Plan generally concentrates the highest densities closer to the station, however it also
accounts for topography, current and future desired street character, the street network and lot shapes
and sizes in identifying the most appropriate densities and housing types throughout the precinct.

e The Plan provides for a range of housing typologies, including town houses, to offer variety and choice.

e The subject land is located within the 800-1000m walking catchment of the station (refer to existing
walkability map in Council report), therefore a maximum density of 39 dwellings per hectare is considered
reasonable also having regard to the site’s constraints.

. It is acknowledged that due to the position of the school to the north there will be little impact on the
school in terms of overshadowing. Further, the presence of a car park would assist in mitigating privacy
concerns for the school.

. Notwithstanding this, the properties on the eastern side of Larool Crescent are less suitable for taller and
larger residential flat buildings if developed independently of other properties. Buildings with larger floor
plates and greater height would likely lead to undesirable impacts on adjacent properties (such as
adjoining medium density development) including overshadowing, loss of privacy and built form
domination. Whilst it may be possible to provide basement parking within the available site depth, it does
not allow for an appropriate transition in building height to adjoining development.

‘Valley’ concerns, amenity and density

e There is concern that the subject land will remain as a ‘valley’ amongst taller buildings if it is not
developed or is developed as 3 storey town houses. At face value it may appear that the Precinct Plan
isolates these properties between higher built forms, however the Plan must be understood in the context
of the detailed controls that have now been developed and the revised focus of the Precinct Plan on
density, quality built form outcomes and character as opposed to specifying particular building heights on
any land. This is consistent with the approach taken in the draft Hills Corridor Strategy for all of the station
precincts.

. In terms of the land’s future context, proposed amendments to the Precinct Plan resulting from the public
exhibition will see a reduction in the density that may have originally been anticipated on land on the
western side of Larool Crescent by replacing an 8 storey building height with controls that specify a
maximum density of 96 dwellings per hectare coupled with FSR and specific built form controls to manage
setbacks and built form transition. The revised approach will ensure that buildings respond to a site’s
context, including interfaces with lower densities. So where a development site is adjacent or adjoining a
sensitive land use such as a school or lower densities, height would be reduced at the interface, stepping
back to taller buildings more central to the site.

. Land that has been highlighted in the Precinct Plan as suitable for high density development (as opposed
to a density of 39 dwellings per hectare on the subject site) is also land that provides obvious
amalgamation opportunities that will allow for the necessary transitions in building height, achievable only
through sufficient site depth. This also addresses concerns mentioned in a submission regarding
overshadowing of land on the eastern side of Larool Crescent.

e Traffic and parking concerns are addressed in detail in the Council report.

Key Site amalgamation

. Council is cognisant of possible aggregation of development sites. The possibility of amalgamation of the
subject land with adjoining land to the east is acknowledged. The benefit of such an amalgamation in
providing a secondary vehicle access point (in addition to Pennant Street) and an additional pedestrian link
is also recognised. However, drafting of planning provisions cannot count upon sites being aggregated to
overcome constraints imposed by factors such as shallow lot depth. The ability to accommodate basement
parking on a shallow lot depth is not sufficient on its own to justify an increase in building height since
other factors must be considered.
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. In the case of the subject land, site amalgamation would also have to overcome strata title ownership in
excess of 40 separate owners in addition to agreement with Housing NSW which cannot be assumed. As
explained above however, should the land not be amalgamated with adjoining land, proposed LEP and DCP
controls will ensure that any adjoining development will provide for appropriate setbacks and height
transition to lower densities.

e Where a development site is amalgamated, it must be of sufficient size, depth and orientation in order to
achieve a high level of amenity and to adequately address adjoining sensitive uses or lower densities
through setbacks and transitions in building height. The amalgamation of a development site with land to
the east may, if supported by a masterplan that demonstrates design excellence and public domain
improvements offer an opportunity for the consideration of increased density (refer to additional incentives
for Key Sites in Council report).

e Possible pedestrian links are marked on the Precinct Plan to highlight opportunities to improve the
Precinct’s permeability. Links will only be provided where sites are amalgamated and as such, will not be
the sole responsibility of one owner of a standard residential block where a link may be identified. Further
consideration of the Precinct Plan has led to the realignment of a pedestrian link from Les Shore Place to
Larool Crescent, and the deletion of a pedestrian link from Pennant Street to Larool Crescent due to
existing access via Larool Crescent Reserve via Castle Street.

Consistency with State Government Structure Plan and other Policy

. It is recognised that the State Government Structure Plan for Castle Hill highlights the land as having
potential to accommodate higher densities. However, the strategy did not set out to establish detailed
planning controls to facilitate development, and did not involve an in-depth examination of site
constraints, dwelling densities nor the walkable catchment of the train station. Any consideration of
medium or high density living requires sites of an appropriate size which can be master planned to deliver
high levels of amenity.

4 - ) S i
y . \lnr.."-"* {_\ " "\_. High Density Apartment Living
Al » &l It is anticipated that under the vision and Structure Plan that this
N '. / precinct could accommodate multi-dwelling housing only where
o ity ,;' the site is an appropriate size to deliver a high level of amenity
o 4 £ - for the existing and future residents. This could comprise of 7-20
Bl ‘f ¢ storey apartment buildings, carefully master planned around
'S ‘,f communal open spaces and incorporating landscaped setbacks
3 » AW to existing streetscapes.
N&-& D - J/.‘

e The Precinct Plan as a whole is consistent with Ministerial Planning Directions that seek to deliver increased
densities with proximity to centres and transport. The presence of lower densities in the Precinct is a
response to the context and constraints applicable to certain land.

RECOMMENDATION

1. The potential development outcomes on the eastern side of Larool Crescent under the density approach of
39 dwellings per hectare remain consistent with the exhibited Precinct Plan.

Change to the Precinct Plan

1. Potential pedestrian link from Pennant Street to Larool Crescent through 20 Pennant Street and 15 Larool
Crescent be deleted.

2. Potential street link from Les Shore Place to Larool Crescent be realigned and identified as a potential
pedestrian link.

3. No 15 Larool Crescent be identified with a maximum density of 240 dwellings per hectare consistent with
adjoining land to the south (see Site Specific Request No. 5 — 15 Larool Crescent).

4. Land to the west be identified with a density of 96 dwellings per hectare, a reduction in yield from the
exhibited Precinct Plan to ensure that future development provides for an appropriate built form
relationship with adjacent development with a lower density.

1. Possible merit if Larool Crescent properties are amalgamated with adjoining land to the east, subject to
master planning and demonstration of improved outcomes and public domain improvements.
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CASTLE HILL NORTH REQUEST FOR ADDITIONAL HEIGHT

Request No.

Street

Garthowen Crescent

Issue
Request/s

Reasons

Submitted
Concept

3 Submission No. 126
Petition No. 1

PROPERTY/ AREA SUBJECT OF SUBMISSION
Number

15, 17, 19, 21, 23, 25, 27, 29, 31

LOCATIONZ/ EXHIBITED STRUCTURE PLAN

e UL STRUCTURE PLAN
LEGEND

{ e

o,

3 Storey Tonhouses
4 Storey Apartments.
8 Storey Apartments
1 8 Storey Apariments
12 Storey Apanments
= [ 18 Storey Apartments
I 20 storey Apartments.
() swota Prons
"I openspace
[ Precine Boundary
] stations
{___} Rail Corridor
Rail CentreLine

Ry

SUBMISSION DETAILS
Building height (3 storey town houses)

A petition from owners of 15-31 Garthowen generally request increased height.

Submission and development concept for 15-21 Garthowen Crescent:

12 storeys

R4 High Density Residential zone

Maximum building height - 38 metres

Floor Space Ratio - 3.5:1

e  Site of 4,045m? has been acquired (Nos. 15-21), overcoming constraint of multiple ownerships
and quality of existing dwelling houses.

e Within 400m of station.

. Due to location and site orientation a 12 storey building can be accommodated without adverse
impacts on adjoining properties.

e Consistent with desired future character of Garthowen Crescent.

e  Solar access to adjoining land in Winchcombe Avenue is sufficient.

e Required front and rear setbacks can be provided (10m and 8m).

NV AL N

Concept submitted in relation to 15-21 Garthowen Crescent (4,045m? development site)

COMMENT
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Distance to Castle Hill train station
e The subject land is located within an 800m walking catchment of the station (refer to existing walkability map in
Council report), however is not within the ideal 400 metre walking catchment.

Amenity impacts of surrounding properties

e A 12 storey built form on this site fails to provide an appropriate transition to adjoining low density housing. It
would have adverse impacts on the amenity of adjoining land in Winchcombe Avenue and Moutrie Place including
overshadowing, loss of privacy and built form domination.

e The subject land does not provide sufficient depth to allow for significant transition in building height that may assist
in offsetting the impacts of a residential flat building in this location. The north and western sides of Garthowen
Crescent contain existing town houses and comparatively lower scale residential flat buildings that incorporate a
stepped built form and setbacks, providing an appropriate response to the character and topography of the area and
the adjacent heritage item “Garthowen House”.

Desired future character

e The Precinct Plan provides for a range of housing typologies, including town houses and apartments, to offer variety
and choice for future residents in close proximity to the centre and train station. The exhibited Precinct Plan took
into account topography, current and future desired street character, the street network and lot shapes and sizes in
identifying the most appropriate densities and housing types in the precinct.

e Areas identified in the Plan for town houses are generally less suitable for taller and larger residential flat buildings if
developed independently of other properties. Buildings with larger floor plates and greater height would likely lead
to undesirable impacts on adjacent properties including overshadowing, loss of privacy and domination of smaller or
lower buildings, such as adjoining low density housing.

. In the draft Hills Corridor Strategy residential yields have been expressed throughout each of the station precincts in
terms of ‘maximum dwellings per hectare’ as opposed to focusing on building height outcomes by specifying a
particular number of storeys. This will provide greater certainty as to an appropriate distribution of densities
throughout the Precinct, and will ensure that the precinct as a whole will provide the necessary and desirable
densities to support the emergence of Castle Hill as the premier centre in The Hills. Consistent with this approach,
the Structure Plan for Castle Hill North as amended, now also emphasises density and quality built form outcomes
as opposed to specifying particular building heights.

Sufficient solar access

e The proposed development does not permit sufficient solar access to properties adjacent to the rear of the
development site. Properties on Winchcombe Place are also affected by overshadowing, in particular 25a
Winchcombe Ave, Castle Hill does not receive the required 4 hours of solar access.

e The common landscape area in the front setback provided is a secondary use space, is substantially shadowed and
does not receive at least four hours of sunlight between 9am-3pm

15-21Garthowen Crescent development concept

e The State Government Structure Plan for Castle Hill envisaged the subject land as medium density apartment living,
however this is only achievable where the site is an appropriate size to deliver high amenity for existing and future
residents. It also envisages 3 to 6 storey apartment buildings carefully master planned around communal open
space. The concept provided is considered inconsistent with the NWRL Corridor Strategy.

.
i Medium Density Apartment Living

It is anticipated that this precinct could accommodate multi-
dwelling housing only where the site is an appropriate size to
deliver a high level of amenity for the existing and future
residents. This could comprise of 3-6 storey apartment buildings,
carefully master planned around communal open spaces and
incorporating landscaped setbacks to existing streetscapes.

. The submitted concept is not consistent with the desired character of the Precinct, which identified the land for 3
storey townhouses. The submission states that higher development is appropriate on this site because higher
development is identified on the opposite side of Garthowen Crescent. While taller development is identified on the
opposite side of Garthowen Crescent, the height is concentrated toward Old Castle Hill Road and the properties on
the “inside” of Garthowen Crescent can amalgamate to form a development site of sufficient depth to step down to
the street and to Garthowen House. The amalgamation of the subject properties to a development site in excess of
4000m? does not remove the constraint of the lot depth and would not result in a development that could
appropriate step down to the adjacent low density development. The sharp difference between existing low density
residential and future townhouses or terraces to a 12 storey tower is inconsistent with Council’s approach of
concentrating the highest densities within 400 metres of the station to maximise patronage of the rail and minimise
any adverse impacts on the low density residential interface adjacent to the precinct.

e The submission argues that the development would not have an adverse impact on the adjacent properties however
the proposed concept does not demonstrate an appropriate interface with low density housing. The privacy impacts
on properties to the north and west of the proposed concept development would be severely impacted by the bulk
and scale of the proposed building.
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The subject sites are located directly opposite the heritage item Garthowen House. Any development on Garthowen
Crescent needs to address the heritage item in a sensitive way. The proposed concept is excessively high and does
not step building form down to the heritage item to create an appropriate transition. An example of a development
transitioning to the street is located adjacent to the subject site in the Northpoint development. It steps down to 2
storeys at the street to provide consistent character at the street level. The proposed concept does not provide this
transition, nor is the site of a sufficient depth that a building taller than the identified 3 storey townhouses would be
capable of such a transition.

The submitted concept proposes a density of approximately 309 dwellings per hectare. This is entirely
inconsistent with the intended density of surrounding land which will ranges from 39 to 192 dwellings per hectare.
Densities of more than 300 dwellings per hectare are concentrated toward Old Castle Hill Road and within the 400m
walking catchment of the station. The site is within the 800 metre walking catchment of the station.

The site has been assessed as far as possible against the development standards in Council’s Residential Flat
Building DCP. Whilst compliance with the majority of controls may be demonstrated, this should not be considered
an appropriate assessment of the development’s suitability. Apart from the issues raised above, it must be
recognised that the DCP anticipates development that is a maximum of 4 storeys. It does not provide sufficiently
detailed controls relating to bulk and scale, height transition, setbacks, solar access, streetscape and so on, to allow
for a comprehensive assessment of development that exceeds this height. Notwithstanding this, the compliance
table is provided below. Of primary concern in terms of compliance is ability of the site to provide usable communal
open space with appropriate solar access, the interface with the existing low density and the lack of a transition of
height across the site and the impact of the development on the desired future context of the area.

24 NOVEMBER 2015

Development Controls Proposed Applicant’s Council COMMENTS
Development Assessment | Assessment
1 3.1 Site Requirements 75m YES YES The site has a 75m
»  Min. frontage — 30m frontage.
2 3.3 Setbacks — Building Zone
» 5 metres clear of existing Within 5m of Not assessed NO The development
trees (or the drip line) existing trees concept appears to
and within drip propose removal of
» Complies with Table 1 line existing trees.
Table 1 Setbacks
Front (one street frontage) 10 metres 10m front YES YES The submission advises
setback that all setbacks can be
Front (two street frontages)
Primary Frontage 10 metres . et
Secondary Frontage 6 metres 6-8m SIde YES YES
setbacks The current setback
Side 6 metres controls are intended for
= oy — 8m rear YES YES residential flat buildings
of up to 4 storeys.
Greater setbacks will be
required for
developments of greater
height to achieve
appropriate height
transitions and built form
relationship with
adjacent properties/
streetscape.
3 3.4 Building Heights
Elevation plans and
(a) Developments on sloping 12 Storeys Not relevant Not details of cut and fill not
sites are to be stepped so that demonstrated | provided.
the ground floor does not
exceed one metre above natural
ground level immediately below
any point on the ground floor.
(b) The floor level of any Not
residential room must be no demonstrated
lower than one metre below Building is 12 storeys in
natural ground level. height.
NO The DCP does not
(c) No building shall contain anticipate or address
more than 4 storeys above development above 4
natural ground level. storeys.
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4 3.5 Building Separation and
Treatment
12 metre building separation 6 metres YES Not Should have minimum

setbacks for 4 demonstrated. | 12m to comply with
Space between building suitable | storeys and DCP- Apartment Design
for deep rooted planting under and 9 Guide requires additional

metres setback separation for buildings

above 4 over 9 storeys.

storeys.

5 3.6 Landscaped Area — 50%0 2316m? (57%) | YES YES Based on calculations
provided the concept
appears to comply.

6 3.7 Building Length — Submission NO NO Building length is

Max 50 metres states the 61m from between 61m and 77m.
building length corner to
does not corner.
comply as the
building is
curved.

7 3.8 Building Design & Submission The building | NO Building is not in
Streetscape advises that is well harmony with the form,
“Multi-Unit Housing: Urban development articulated. mass and structure of
Design Guidelines 2002” will not be out the existing and likely

of character future development in

Development Controls with future the street.

2. Designs must be in harmony development

in terms of form, mass, colour The proposed

and structure with the existing development does not

and likely future development in address the existing low

the street. density interface with a
transition of height
across the site.

8 3.9 Urban Design Guidelines Design does Will be | NO The development
Demonstrate conformity with not transition consistent concept does not provide
“Baulkham Hills Multi Unit to surrounding with desired a satisfactory response
Housing — Urban Design buildings future to the objectives of this
Guidelines 2002". forms/proposed | character. section of the DCP since
Objectives: forms. it is inconsistent with the

desired future character
iv. To encourage urban design of the precinct and is not
principles which reinforce the compatible with
character of the precinct. adjoining development.
V. To ensure that future
development responds to
and is compatible with the
landscape, topography and
visual setting of the area.
To promote a built form of high
architectural quality which
compliments existing
streetscape character and
improves the amenity of public
space.

9 3.10 Density Details not Not relevant. NO Approximately 597

» 150-175 persons per Ha provided. persons per hectare
based on 125 dwellings
in development.

10 | 3.11 Unit Layout and Design Details not | To be | Details not | Intended compliance
» 1 bedroom — 75m? provided. detailed in | provided. with unit types and sizes
> 2 bedroom — 110m? future is noted.

» 3 bedroom — 135m? development
application.
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11 | 3.13 Open Space Ground level at | YES Detailed plans | Detailed plans not
Private: 25m? as per not provided. provided.
» Ground level — min 4 Apartment
metres x 3 metres Design Guide. Concept
> Above ground — min 10m?, YES shows roof
min. depth 2.5 metres Balconies will top common
exceed 10m? open space.
Common:
> 20m? per dwelling 2,316m=2 Communal 2,500m2 common open
» Achieve 4 hours of sun landscape area | open space space is required. Solar
between 9am and 3pm on provided. provided. access requirements not
21 June Unmeasured met, however roof top
amount of space would receive
rooftop space. more solar access.
Roof top open space is
unsuitable for children’s
play. This should be
provided at the ground
level. Roof top activation
must be considered in
terms of how much
should be at ground level
and how much can be on
rooftops. Rooftop
common open space
should be provided in
addition to carefully
designed common open
space at the ground
level.
12 | 3.14 Solar Access Winchcombe Place
» Adjoining residential YES Not properties have some
buildings and the major part demonstrated. | shadows.
of their landscape receive at
least four hours of sunlight
between 9am and 3pm on
21 June Communal Front setback area of
open  space site has substantial
» Common open space — four will be shadow.
hours between 9am & 3pm capable of
on 21 June compliance.
13 | 3.17 Stormwater Details DA stage Not Unable to be assessed
Management Unknown demonstrated.
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14 | 3.19 Car parking 272 spaces Capable of | Not The site depth (50m
Rate per unit & visitor parking: required complying demonstrated. | maximum) may have
» 1 bedroom — 1 space implications for ramp
» 2 or 3 bedroom — 2 spaces grades.

»  Visitor — 2 spaces per 5
dwellings Applicant’s assessment
» Lockable single garages refers to an 8 storey
min. dimension — 5.5 development when
metres x 3 metres calculating car parking,
(exclusive of storage) rather than 12 storeys.
» Lockable double garages
min. dimension — 5.5 Car parking
metres x 5 metres requirements are
(exclusive of storage) unclear.
»  Visitor parking dimensions —
5.5 metres x 2.6 metres
Manoeuvring and ramps:
»  The first 6 metres of the
driveway inside the
property boundary to be a
maximum of 5%
» Ramp grades comply with
Australian Standard 2890.1
» Manoeuvring in accordance
with Australian Standard
2890.1

15 | 3.20 Storage Details Details at DA | Not Unable to be assessed
10m® with an area 5m? and Unknown stage demonstrated.
dimension 2 metres.

16 | 3.21 Adaptability, Pedestrian | Details Lifts provide. Not Unable to be assessed
Access & Safety Unknown demonstrated.

»  Lift provided if greater than 5% of units
2 storeys can be
Accessible housing: adaptable.
» 1 unitin a development <
20 units, or
» 5% in a development >20
units

1.

RECOMMENDATION

The potential development outcomes on the subject land in Garthowen Crescent under the density approach of 39
dwellings per hectare remain consistent with the exhibited Precinct Plan.
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CASTLE HILL NORTH REQUEST FOR ADDITIONAL HEIGHT

Request No. 4 Submission Nos. 130 and 132

PROPERTY/ AREA SUBJECT OF SUBMISSION

Street Number
Larool Crescent 4,6, 8, 10, 12, 14, 16, 18, 20 and 22
Carramarr Road 44, 46, 48 and 50

LOCATION/ EXHIBITED STRUCTURE PLAN

4

8 Storey Apariments
12 Storey Apartmants.
[ 18 Storey sparments
[ strata prans :
Open Space
/enue Reserve' E [— |
N NN NTTTRNNN

SUBMISSION DETAILS
Issue Building height and transition

Requests e  Submission No. 130 does not object to the 8 storey height limit but requests a numerical
height in the LEP account for the provision of rooftop open space.

e AFSRof 3.5 -4.0:1 is recommended.

. It is suggested that the current mix and size of apartments be reviewed and that the
provision of substantial basement parking that will increase car ownership appears
counter to the goal of the rail to encourage use of public transport.

e  Submission No. 132 requests increase in building height from eight (8) to between 12
and 18 storeys in the north and south respectively, with an FSR of 4.15:1.

. Show potential pedestrian link on site in the Precinct Plan.

. Insert a Future Walkable Catchment Plan which shows the 400m, 800m and 1000m
walkable catchment based on future links in the area.

Reasons e Site of 10,000m?*+ can be consolidated and has potential to accommodate innovative
architecture and landscape design.

e Within 800m of the station (with future links in place).
e Similarities to the Larool Crescent 18 storey site (ie. low lying site).
e Will provide a better transition between adjacent 8 and 18 storey sites.
e Increased height could be incentive based.
e There are no direct interfaces with low density housing.
Submitted
Concept

8-12 storey concept (Rothelowman / Robinson Urban Planning) (Submission 132)
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A\

LAROOL CRESCENT

A - I

LAROOL CRES! O

——
Preferred 8 to 12 and 18 storey concept (Submission 132)

COMMENTS
Apartment mix and size
e Council adopted revised apartment size and mix standards in 2014 following extensive research in order to
strike an appropriate balance between affordability and amenity of apartments appropriate for The Hills
Shire. A further review is not warranted at this time.

Connectivity and distance to Castle Hill train station

. The site is located on the periphery of the 800m walking catchment (refer to existing walkability
catchment map in Council report). It is possible that walking catchments will improve however the
provision of links is dependent on the form and timing of future development.

. It is agreed that a north/south pedestrian link on the site would increase permeability and benefit the
surrounding area.

Development concept

e  Submission No. 130 indicated satisfaction with an 8 storey height limit, suggesting that a numerical height
be specified in the LEP which also allows for roof top common open space. An FSR of 3.5 — 4.0:1 was
suggested based on experience. The submission was not accompanied by a concept plan.

e As explained in the Council report, the Precinct Plan now emphasises density and quality built form
outcomes as opposed to specifying particular building heights, and will rely on DCP controls and an
appropriate FSR to guide future development.

e  Submission No. 132 was accompanied by a Site Assessment and concept design for a development
consisting of 8 to 12-18 storeys. The concept seeks to increase the landscaped / common open space
potential of the site and to achieve a smooth transition in building height between adjoining 8 and 12
storey developments. Developments that respond to a site’s context are encouraged by the Precinct Plan.
In moving away from specific building heights and instead focusing on maximum dwelling densities, the
amended Precinct Plan will provide a framework for development to incorporate flexibility in building
heights and design in order to achieve the best built form outcomes within the bounds of key controls
(such as building setbacks, building height transition, floor space ratio and density) and planning
considerations (such as topography, overshadowing and sensitive interfaces).

. However as part of investigations undertaken in the preparation of the Draft Hills Corridor Strategy, the
Precinct has been re-examined in terms of the maximum dwelling density that is appropriate for each site,
based on its location, position in the walkable catchment around the train station, and its physical
characteristics, and to ensure that the Precinct will as a whole, provide the desired density for Castle Hill
over a 25 year period.

. As a result, the amended Structure Plan identifies the greatest dwelling densities on land in closest
proximity to the train station, also taking into account other considerations such as interface sensitivities.
The subject land is therefore recommended for a maximum density of 96 dwellings per hectare, a
reduction in yield from the exhibited Precinct Plan to ensure that future development provides for an
appropriate built form relationship with adjacent development with lower densities to the west at the edge
of the Precinct.

Consistency with State Government Structure Plan

e The submission recognises that the land was identified for possible medium densities in the State
Government Corridor Strategy. The land is identified in the Castle Hill Structure Plan as partly an area
expected to remain unchanged and partly capable of medium density apartment living (3-6 storeys). The
proposed amendments to the Precinct Plan in identifying the site with a maximum dwelling density of 96
dwellings per hectare is consistent with the Structure Plan.
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Areas Expected to Remain Unchanged

Within the Study Area there are areas and sites which are
expected to remain largely unchanged through the delivery of the
NWRL and the Structure Plan.

This is due to a number of factors including existing uses, varying
degrees of constraints, connectivity, accessibility and market
demand.

Medium Density Apartment Living

It is anticipated that this precinct could accommodate multi-
dwelling housing only where the site is an appropriate size to
deliver a high level amenity for the existing and future residents.
S This could comprise of 3-6 storey apartment buildings, carefully
master planned around communal open spaces and incorporating
landscaped setbacks to existing streetscapes.

L

e The need to provide a suitable transition to low density dwellings outside the Precinct boundary has
necessitated a maximum dwelling density of 96 dwellings per hectare. The same density will also be
applied to land to the north and south of the subject site where 8 and 18 storey development were initially
envisaged in the Precinct Plan.

Key Site amalgamation

e The amalgamation of a development site as proposed may, if supported by a masterplan that
demonstrates design excellence and offers solutions to cater for the increased demand for infrastructure /
recreation, an opportunity for the consideration of increased density (refer to additional incentives for Key
Sites in Council report).

RECOMMENDATION

1. The subject land be identified with a maximum dwelling density of 96 dwellings per hectare.
2. A north/south pedestrian link be identified on the Opportunities Map in the Precinct Plan.

1. Matter raised has merit if sites are amalgamated and master planned and a proponent can demonstrate
improved outcomes and public domain improvements.
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CASTLE HILL NORTH REQUEST FOR ADDITIONAL HEIGHT

Request No. 5 Submission 4,5, 16, 23
Nos.

PROPERTY/ AREA SUBJECT OF SUBMISSION
Street Number

Larool Crescent 15

LOCATION/ EXHIBITED STRUCTURE PLAN

LEGEND

3 Storey Townhouses N

8 Storey Apariments N
12 Storey Apantments

[ 18 storey Apariments >

[T strata Pans

[ open space
(=I=E
SUBMISSION DETAILS
Issue Building height
Site amalgamation
Request/s Request increase in height from 3 to 12 storeys.
Reasons Provide a more useable development site if amalgamated with adjoining land in Larool
Crescent to the south and west.
Concept None.

COMMENT
It is agreed that 15 Larool Crescent may have potential for amalgamation with other properties in Larool
Crescent to the south to create a logical development site.
RECOMMENDATION
Change to the Precinct Plan

1. A maximum dwelling density of 240 dwellings per hectare be applied to 15 Larool Crescent on the
Structure Plan, consistent with adjoining land to the south and east.
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CASTLE HILL NORTH REQUEST FOR ADDITIONAL HEIGHT

Request No. 6 Submission Nos. 131

PROPERTY/ AREA SUBJECT OF SUBMISSION

Street Number
Pennant Street 20 and 22

LOCATION/ EXHIBITED STRUCTURE PLAN

STRUCTURE PLAN

LEGEND
3 Storey Townhouses
8 Storey Apartments
12 Storey Apanments
[ Open Space

&, 5 z
& | i Precinct Boundary

SUBMISSION DETAILS

Issue Building height
Request/s Increase building height from 12 storeys to 18 storeys
Reasons e Within 400m of the train station.

e  Will enable a commercially viable collective sale of 20 & 22 Pennant Street. To not
increase height risks the land not being redeveloped.

. Limited impact on adjoining properties in respect to overshadowing.
. 15 Larool Crescent is requested to be included within the 12 storey area.
. Redevelopment will enable a pedestrian link from Pennant Street to Larool Crescent.
. The Pennant Street Target Site is located within close proximity and proposed for 18
storeys and on a much higher topography than the subject site.
Submitted None.
Concept
COMMENT
Feasibility

e The submission argues that multiple-ownership necessitates a higher yield in order to provide feasible
redevelopment of the site. The Precinct Plan is a 20-25 year plan. As such, it is unlikely that all land in the
Precinct Plan will be redeveloped in the short term. This may apply to land that is affected by strata
subdivision with a large number of owners. The combined site has 40 separate owners. The site also
adjoins land to the south that is occupied by three separate town house developments and the Castle Hill
Police Station.

. Land that is not redeveloped in the early stages will offer longer term opportunities. The Council report
addresses the matter of development feasibility in more detail.

Connectivity

e The site is located within the 800m walking catchment (refer to existing walkable catchment map in
Council report). It is possible that walking catchments will improve however the provision of links is
dependent on the form and timing of future development.

e An additional pedestrian link through the site is no longer considered necessary due to existing access via
the Larool Crescent Reserve, and a possible link from Les Shore Place to Larool Crescent. However if a link
was provided in the redevelopment of the site this would be a positive outcome. However this possibility
alone does not warrant an increase in development potential on the site.

e Consistent with areas of similar walking distance and potential for development, the subject area is
considered appropriate to provide a maximum density of 240 dwellings per hectare.

Impact of proposed increase in height
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e Future development on the site must consider impacts on adjoining land, particularly in relation to
overshadowing and privacy. The distribution of height, interfaces with lower densities and overshadowing
will be addressed through specific development controls. Without such controls in place any substantial
development on the site (be it 12 or 18 storeys) would have adverse impacts on adjoining land to the
south. An increase in density on the site would increase potential for impacts on adjoining land.

e The site is compared to the Pennant Street Target Site. This target site was the subject of a separate
planning process prior to the commencement of investigations into Castle Hill North. It’s position on the
northern side of Pennant Street ensure that heights of up to 18 storeys will primarily create shadows that
fall on the road or Castle Towers rather than adjoining residential properties.

Potential amalgamation

. In addition to amalgamation of the site itself, the site may also be considered for amalgamation with
adjoining land in Larool Crescent to form a ‘key site’. This may provide an opportunity for an alternative
master planned outcome, providing a proponent can demonstrate improved outcomes, public domain
improvements and the provision of necessary infrastructure (refer to additional incentives for Key Sites in
Council report).

RECOMMENDATION

1. The potential development outcomes on the subject land under the density approach of 240 dwellings per
hectare remain consistent with the exhibited Precinct Plan.

Change to the Precinct Plan

1. A pedestrian link along the southern boundary of the site shared with adjoining land be deleted from the
plan since it is unlikely to be provided due to multiple strata title properties.

1. Possible merit if sites are amalgamated and master planned and a proponent can demonstrate improved
outcomes and public domain improvements.
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CASTLE HILL NORTH REQUEST FOR ADDITIONAL HEIGHT

Request No. 7 ‘ Petition No. 9

PROPERTY/ AREA SUBJECT OF SUBMISSION

Street Number

Gilham Street 14, 16, 18, 20, 22, 24

LOCATION/ EXHIBITED STRUCTURE PLAN

= s /. STRUCTURE PLAN
/ /LEGEND
2 4 3 Storey Townhouses
| 8 Storey Apartments
12 Storey Apartments

B Open Space

[ precinct Boundary

<

SUBMISSION DETAILS

Issue Building Height (3 storey town houses)
Building height transition

Request/s Increase building height from 3 storeys to 8 storeys. 5 storeys would be accepted as a compromise.

Reasons e Cost of selling to developers is neither economical nor practical if 3 storey townhouses are
proposed. Properties would need to sell at less than current market value.

e Council has allowed land owned by QIC adjoining the school to have 12 storeys.

e An increase in height would have minimal overshadowing impacts on school, particularly due to
existing trees on the school’s northern boundary.

e A more appropriate height relationship with adjoining land designated for 8 storeys. Under the
current plan, 14 Gilham Street will adjoin land with 8 and 12 storeys. The site is isolated from high
rise development and should be included.

e Consistency with State Government Corridor Strategy which shows this land within 7-20 storey
area and medium density to the north.

e A site of 4,200m?can be amalgamated.

e Within 800m of train station.

Submitted
Concept

HEIGHT COULD WARY THERE COULD BE AN 8 STOREY APARTMENT PLUS SLOPE GAIN
DUE TO DEVELOPHENT /Enum.s 9 STOREYS, ALONGSIDE A SINGLE STOREY RESIDENCE

A e
P T

LONGITUDINAL ELEVATION ON THE SOUTH SIDE OF GILHAM STREET AS PROPOSED

BY COUNCIL IN THE DRAFT - THE HOUSES ARE SHOWN AT EXISTING HEIGHT
AS THE 3 STOREY TOWNHOUSES ARE MOT ECONOMICAL OR PRACTICAL FOR ANY OF US
CLINE APARTMENTE

P E STOREY ¢

PARALLE NTS, 18 MET

APARTMENT L
METRE DEPTH
5 AND LAYOUTS
'm HLGH FRINGE PROVIDE
MOOTH TREE TRANSITI
0 E [DE OF GILHAM STR
Y 1B INED S1 S OF NUMBERS 14,16,18,20,22,24 GILHAM STREE SHADING FROM AFARTHMENTS

lllustration of development in accordance with Precinct Plan and with ‘
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-I',,. Jo b

LOUER CAR PARK == - '

T T =

5 . ‘Ti

Basement parking concepts

COMMENT

Feasibility

e The Precinct Plan is a 20-25 year plan. As such, it is unlikely that all land in the Precinct Plan will be redeveloped in
the short term. Land that is not redeveloped in the early stages will offer longer term opportunities. The Council
report addresses the matter of development feasibility in more detail, particularly with regard to the proposed
density of 39 dwellings per hectare.

Building typology

e The Plan provides for a range of housing typologies, including town houses, to offer variety and choice.

e The Precinct Plan generally concentrates the highest densities closer to the station, however it also accounts for
topography, current and future desired street character, the street network and lot shapes and sizes in identifying
the most appropriate densities and housing types throughout the precinct.

e Areas identified in the Plan for town houses are generally less suitable for taller and larger residential flat buildings
due to factors such as site depth which minimises flexibility in design and potential for graduated building height.
Buildings with larger floor plates and greater height would likely lead to undesirable impacts on adjacent properties
including overshadowing and built form domination.

. Land that has been highlighted in the Precinct Plan as suitable for high density development (as opposed to a density
of 39 dwellings per hectare on the subject site) is also land that provides obvious amalgamation opportunities that
will allow for the necessary transitions in building height, achievable only through sufficient site depth.

e The possibility of achieving basement parking on a shallow lot depth and the amalgamation of a site in excess of
4,000m? to overcome site fragmentation issues is not sufficient to justify an increase in building height since other
factors must be considered. Of greater concern is that the site depth does not allow for an appropriate transition in
building height to the adjoining land to the south (Castle Hill Public School) or to the low density dwellings to the
north on the opposite side of Gilham Street.

Distance to Castle Hill train station

e The subject land is located on the periphery of the walking catchment of the station (refer to existing walkability
map in Council report). A maximum density of 39 dwellings per hectare is considered reasonable also having regard
to the site’s constraints including lot depth, distance from the station and sensitive interface with the school.

Relationship with adjoining development

Castle Hill Public School

e The subject site is located directly to the north of the Castle Hill Primary School and therefore must consider impacts
including overshadowing and overlooking.

. The site does not provide sufficient depth to allow for significant transition in building height to provide an
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appropriate interface with the school. A residential flat building would have an adverse impact on the school in
terms of privacy, safety of children and domination of the built form, despite the position of trees on the boundary.
The Department of Education and Communities would be likely to object to a proposal of increased height on these
grounds since it has already been requested that heights adjoining schools not exceed 3-4 storeys. Development on
the school site itself will be limited to 10 metres, or 12 metres under complying development allowed under SEPP
(Infrastructure) 2007.

Adjoining residential land

e The petition raises concerns regarding the interface of 3 storey town houses with adjoining 8 or 12 storey
development.

e The presence of both the school and the envisaged 3 storey town houses necessitates a specific built form response
on adjoining sites. Under the proposed LEP and DCP controls, sites to the east of the school and the subject site will
be required to appropriately distribute building height across the site and provide adequate setbacks to manage
these interfaces. Therefore 3 storey town houses will not directly adjoin an 8 or 12 storey built form. The subject site
is not sufficient in size or depth to allow for a similar approach to its southern boundary.

Consistency with State Government Structure Plan

e The subject land was identified in the exhibited Precinct Plan for three (3) storey town houses. Landowners request
an increase in height to eight (8) storeys to achieve consistency with the State Government Strategy and to provide
a more appropriate relationship with adjoining land identified for 8 and 12 storeys.

= Tl High Density Apartment Living

. . It is anticipated that under the vision and Structure Plan that this
y W precinct could accommodate multi —dwelling housing only where

% 1 the site is an appropriate size to deliver a high level of amenity for

the existing and future residents. This could comprise of 7-20
storey apartment buildings, carefully master planned around
communal open spaces and incorporating landscaped setbacks to
existina streetscapes.

. It is recognised that the State Government Structure Plan for Castle Hill highlights the land as having potential to
accommodate higher densities. However, the strategy did not set out to establish detailed planning controls to
facilitate development, and did not involve an in-depth examination of site constraints, dwelling densities nor the
walkable catchment of the train station. Any consideration of high density living requires sites of an appropriate size
which can be master planned to deliver high levels of amenity. The subject site is constrained by a relatively shallow
lot depth, adjoins a sensitive use and is at the outer edge of the walkable catchment.

RECOMMENDATION

1. The potential development outcomes on the subject land under a density approach of 39 dwellings per hectare
remain consistent with the exhibited Precinct Plan.
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ORTH REQUEST FOR ADDITIONAL HEIGHT

| Request No. 8

| Ssubmission Nos. | 33

PROPERTY/ AREA SUBJECT OF SUBMISSION

Street

Number

Garthowen Crescent

37

LOCATION/ EXHIBITED STRUCTURE PLAN

\f‘

/" [ open Space

LEGEND

3 Storey Townhouses

4 Storey Apartments

8 Storey Apartments

12 Storey Apaiiments N
[ 1e storey Apanments.
I 20 Storey Apartments

Strata Plans
[ precinct Boundary

SUBMISSION DETAILS

Issue Building height
Site amalgamation
Request Increase building height from 3 storeys to 4 storeys consistent with adjoining land.
Reasons e  Within walking distance of train station.
e 4 storey residential flat buildings would be appropriate adjoining 3 storey town
houses.
Submitted None.
Concept

COMMENT

. It is agreed that 37 Garthowen Crescent adjoins existing town house development to the east and is
therefore more likely to be amalgamated with land to the west (fronting Old Castle Hill Road).

e Future development adjoining town houses to the east would be effectively managed through setbacks and
building height transition as managed by the development control plan.

RECOMMENDATION

1. No 37 Garthowen Crescent be identified with a maximum density of 96 dwellings per hectare, consistent
with land to the west fronting Old Castle Hill Road.
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CASTLE HILL NORTH REQUEST FOR ADDITIONAL HEIGHT

Request No. 9 Submission Nos. 60, 90, 95, 98, 101, 105, 109, 110
Petition Nos. 4 and 6

PROPERTY/ AREA SUBJECT OF SUBMISSION

Street Number

Old Castle Hill Road 55, 57, 59, 61, 63, 65, 65A, 67 and 69
Gilham Street 2,4

Gay Street 4, 6, 8, 10, 12, 14, 16, 18

LOCATION/ EXHIBITED STRUCTURE PLAN

STRUCTURE PLAN
Lrugy
LEGEND
3 Storey Townhouses
4 Storey Apariments
8 Storey Apariments
12 Storey Apartments
. [ 18 Swrey Apartmonts
VI svam Pise

% [__, Cpan Space

o

Gl M

PENNANT

SUBMISSION DETAILS

Issue Building height

Split building height illustrated in exhibited Precinct Plan (4 and 12 storeys)

Potential link from Gay Street to Old Castle Hill Road
Request/s . Identify at least 12 storeys (up to 18-20 storeys) across the entire area with DCP
controls to control setbacks and height distribution.
Apply FSR of at least 3.5:1.
Identify the site as a “Premium Gateway Site”.
Remove potential street linkage between Gay Street and Old Castle Hill Road.
Increased density will meet future demand for housing.
Maximise site development potential, views to Blue Mountains due to elevated site
position, and ensure a high quality outcome — offering the maximum advantage to more
future residents.

e Large site of 9,000m? will allow for development to be innovative and for development

controls to manage privacy, shadows and gradual tapering of height.
e  Proximity of the site to transport and important facilities.
e Provide active street frontage to Old Castle Hill Road with alfresco spaces and
restaurants.

. Proposed street link (Gay Street to Old Castle Hill Road) is inappropriate.
Submitted Generic provided examples of possible built form and style with upper levels set back from
Concept podium active street frontage and zero setback to Old Castle Hill Road providing alfresco

spaces and restaurants etc.

Reasons
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lllustrative built forms (Anka Developments and ThomsonAdsett Architects) Submission 101
COMMENT

Distance to Castle Hill train station
e The site is within the 800m walkable catchment of the train station (refer to existing walkable catchment
map in Council report).

Built form, height and density

. Submissions seek a blanket 12 — 18 storey building height limit to capitalise on the position of the area
adjacent to the Pennant Street target site and atop a high point on Old Castle Hill Road and therefore
object to part of the area being identified for four (4) storey development since it is considered an
impediment. It is suggested that DCP controls be used to control setbacks and height distribution.

. It is agreed that land fronting Old Castle Hill could be appropriately amalgamated with land to the west.
The Precinct Plan did not intend to prevent this from occurring. It was illustrated as such to demonstrate
the need to reduce heights in relation to Old Castle Hill Road.

. In the draft The Hills Corridor Strategy residential yields have been expressed throughout each of the
station precincts in terms of ‘maximum dwellings per hectare’ as opposed to focusing on building height
outcome by specifying a particular number of storeys. Consistent with this approach, the Structure Plan for
Castle Hill North as proposed to be amended, now also emphasises density and quality built form
outcomes as opposed to specifying particular building heights.

. Generally, the principle of controlling the built form through specific development controls as proposed in
submissions is consistent with the vision of the Precinct Plan. In moving away from specific building
heights and instead focusing on maximum dwelling densities, the Castle Hill North Structure Plan will
provide a framework for development to incorporate flexibility in building heights and design in order to
achieve the best built form outcomes within the bounds of key controls (such as building setbacks, floor
space ratio and density) and planning considerations (such as overshadowing and sensitive interfaces). By
controlling setbacks and landscaped area through specific development controls for example, there is more
flexibility to articulate and guide the desired built form outcomes tailored to the location and context to
take advantage of views, solar access and so on.

. Given the position of the site the area is proposed to be identified with a maximum density of 240
dwellings per hectare, consistent with areas of similar walking distance and potential for development.
The distribution of height and management of street frontages, interfaces with different densities and
overshadowing will be addressed through specific development controls.

Proposed street link
. It is agreed that the exhibited possible vehicular link between Gay Street and Old Castle Hill Road is not
required.
RECOMMENDATION
Change to the Precinct Plan

1. The site be identified with a maximum dwelling density of 240 dwellings per hectare.
2. Possible vehicular link from Gay Street to Old Castle Hill Road be removed from the Precinct Plan.
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CASTLE HILL NORTH REQUEST FOR ADDITIONAL HEIGHT

Request No. 10 Submission Nos. 87

PROPERTY/ AREA SUBJECT OF SUBMISSION

Street Number
Garthowen Crescent 2,4, 24, 26 and 28
Old Castle Hill Road 24, 26, 26A, 28 and 30

LOCATION/ EXHIBITED STRUCTURE PLAN

|
|
1
|

0y

LEGEND

3 Storey Townhouses

4 Storey Apartments
] 8StoreyApartments
12 Storey Apartments
[ 18 storey Apariments
I 20 strey Avartments
[5] sirata Pians
. | [ open space
[ recinct Boundary

[T Rai Comdor

_ RES_.—"'

SUBMISSION DETAILS
Issue Building height and distribution

Request/s Increase building height from 12 storeys to a combination of 12 and 18 storeys (39 and 57
metres respectively).
Zoning - R4 High Density Residential (allows residential flat buildings and neighbourhood
shops)
Floor Space Ratio — 4.5:1

Reasons e An R1 General Residential zone is not appropriate since it permits business premises and

may result in fragmentation and competition with the commercial core.

e  Proximity to services and 400m walking distance of train station.

e Capitalise on the slope of the site by the placement of taller buildings on the lower
portion of the land, providing a better transition in height to adjoining 20 storey
development.

¢ Recommended split height allows for modulation of building heights to punctuate the
skyline, provide visual interest and varied built forms.

e An 18 storey tower will provide a more desirable termination of the view corridor from
the south on Old Castle Hill Road.

e  Will provide a quality urban design outcome on a highly visible site.

e Required setbacks within the site and to adjoining properties can be provided. The
amalgamated site is 8,000m?+.

e Shadow analysis demonstrates compliance with solar access requirements of the
Residential Flat Design Code.

e  Within 400m walking distance of train station.
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Submitted
Concept

& Sagh o8 Q. L d . A

Images from submitted concept masterplan (Krikis Tayler Architects)

COMMENT
Distance to Castle Hill Train Station
e The site is located at the outer edge of the desirable 400m walkable catchment (refer to existing walkable
catchment map in the Council report).

Zoning

. It is proposed to apply a R1 General Residential zone along areas of Old Castle Hill Road given its proximity to
the station and potential to provide business or office premises in an area of high pedestrian activity which
would complement the primary commercial / retail focus of the Centre.

Development Concept and Density

e The submitted concept proposes the amalgamation of a significant development site and requests
consideration of an increase in building height from a blanket 12 storey height limit to one that ranges from
12-18 storeys (with the highest element located in the south western/ lowest part of the site only). The
concept aims to provide a better transition in height towards the centre and adjoining development which was
shown in the draft Precinct Plan to be 20 storeys. It is acknowledged that the site has potential to frame other
‘landmark’ development in the vicinity and may enhance the gateway into the Precinct.

. In the draft The Hills Corridor Strategy residential yields have been expressed throughout each of the station
precincts in terms of ‘maximum dwellings per hectare’ as opposed to focusing on building height outcome by
specifying a particular number of storeys. Consistent with this approach, the Structure Plan for Castle Hill
North as proposed to be amended, now also emphasises density and quality built form outcomes as opposed
to specifying particular building heights.

e The Precinct Plan as proposed to be amended, primarily locates the highest densities closest to the Centre
and the train station. Developments that seek to respond to a site’s context in the interests of a quality urban
design outcome are encouraged by the Precinct Plan. In focusing on maximum dwelling densities, the
amended Precinct Plan will provide a framework for development to incorporate flexibility in building heights
and design in order to achieve the best built form outcomes within the bounds of key controls (such as
building setbacks, building height transition, floor space ratio and density) and planning considerations (such
as topography, overshadowing and sensitive interfaces).

. It is noted that the indicative built form maintains the envisaged transition in storeys in building height in this
location from Old Castle Hill Road through to Garthowen House in the centre of Garthowen Crescent. Any
future development on the site would also need to ensure an appropriate transition in the context of
envisaged 3 storey town houses to the north of the site, the desired function and streetscape of Old Northern
Road, the likely form of development to the south and east, and account for reasonable solar access to the
south. The site must also provide for quality common open space / recreational opportunities for residents.

e A maximum density of 312 dwellings per hectare is considered reasonable for the site. Future development
would be guided by Local Environmental Plan provisions including floor space ratio and additional floor space
incentives which may allow an FSR of up to 4.3:1 on an amalgamated site that provides appropriate unit
sizes, mix and car parking (refer to Council report).

Consistency with State Government Structure Plan
e The NSW Government’s Strategy indicated possible building heights of between 7 — 20 storeys in this area.
The Precinct Plan, as proposed to be amended is consistent with this vision.
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High Density Apartment Living
It is anticipated that under the vision and Structure Plan that this
precinct could accommodate multi —dwelling housing only where
the site is an appropriate size to deliver a high level of amenity for
the existing and future residents. This could comprise of 7-20
storey apartment buildings, carefully master planned around

J _=gie® communal open spaces and incorporating landscaped setbacks to
- existing streetscapes.

RECOMMENDATION
Change to the Precinct Plan
1. The subject land be identified with a maximum dwelling density of 312 dwellings per hectare.
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CASTLE HILL NORTH REQUEST FOR ADDITIONAL HEIGHT

Request No. 11 Submission Nos. 91
Petition Nos. 5

PROPERTY/ AREA SUBJECT OF SUBMISSION

Street Number
Vivien Place 1,2,3,4,5,6
Gilham Street 12

Gay Street 1,3,5,7

LOCATION/ EXHIBITED STRUCTURE PLAN

STRUCTURE PLAN
ILEGEND
3 Storey Townhouses.
8 Storey Apantments
12 Sorey Apariments
[ 18 swrey Apanmars
[ precinet Bouncary

SUBMISSION DETAILS

Issue Building height and distribution
Pedestrian access

Request/s e Increase building height from 8 to 12 storeys.
e Building height could be redistributed across the site — ie. provide a tower of 12-15
storeys and one of 6-8 storeys with yield limited by an appropriate FSR.
e Any tower should face north east to benefit from solar access and better views.
e  Floor Space Ratio — At least 3.5:1
e An overhead pedestrian crossing over Pennant Street.

Reasons e  The submission / petition supports proposed increased densities in the Precinct.

. A development site of at least 9,000m? will allow innovation and an increase in the
number of units by optimizing the built form and open space, ensuring privacy,
minimising overshadowing, and tapering of height to respond to adjoining
development.

e  Part of the site is 400m from the station

e Crossing is needed to allow increased pedestrian numbers to walk safely to the
station.

Submitted None.
Concept

COMMENT

Connectivity and Distance to Station

e The site is located on the periphery of the 800m walking catchment rather than the ideal 400m (refer to
existing walkability catchment map in Council report). It is possible that walking catchments will improve
however the provision of links is dependent on the form and timing of future development.

e The Precinct Plan does not propose an elevated pedestrian connection over Pennant Street. At present,
pedestrians are able to cross at Castle Street, Les Shore Place, Old Castle Hill Road and at one other point
on Pennant Street. These provide sufficient crossing opportunities for pedestrians. Notwithstanding this it
is possible that new developments along Pennant Street may wish to explore an elevated walkway
opportunity.

Desired future character and distribution of heights

e A submission and petition support increased densities as proposed by the Precinct Plan but request an
increase in height from 8 to between 12-15 storeys across the site to take advantage of views and solar
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access and to provide adequate open space. It was suggested that yield and height distribution could be
limited by floor space ratio.

e The draft The Hills Corridor Strategy expresses residential yields in terms of ‘maximum dwellings per
hectare’ as opposed to focusing on building height outcome by specifying a particular number of storeys.
This will provide greater certainty as to an appropriate distribution of densities throughout the Precinct,
and will ensure that the precinct as a whole will provide the necessary and desirable densities to support
the emergence of Castle Hill as the premier centre in The Hills. Consistent with this approach, the
Structure Plan for Castle Hill North as proposed to be amended, now also emphasises density and quality
built form outcomes as opposed to specifying particular building heights.

e The suggested principle of controlling the built form through floor space ratio, height distribution and
orientation is consistent with the vision of the Precinct Plan as amended. In moving away from specific
building heights and instead focusing on maximum dwelling densities, the Castle Hill North Structure Plan
will provide a framework for development to incorporate flexibility in building heights and design in order
to achieve the best built form outcomes within the bounds of key controls (such as building setbacks, floor
space ratio and density) and a site’s particular context.

e The site is located on the periphery of the 800m walkable catchment of the train station, therefore a
maximum density of 192 dwellings per hectare is considered appropriate. Development on the site must
be designed (ie. through setbacks and height distribution) to ensure that site constraints and sensitivities
are adequately addressed, including the interface with low density housing on Gilham Street, proposed 3
storey town house typology on land to the west, proximity to Castle Hill Public School, and potential for
overshadowing adjoining sites.

Consistency with State Government Castle Hill Structure Plan

'_,._'r--."'-f \"-..‘ ; High Density Apartment Living
R It is anticipated that under the vision and Structure Plan that this
e s precinct could accommodate multi —dwelling housing only where
@ - 4 | the site is an appropriate size to deliver a high level of amenity for
t the existing and future residents. This could comprise of 7-20
storey apartment buildings, carefully master planned around
communal open spaces and incorporating landscaped setbacks to

existina streetscapes.

e The State Government Structure Plan for Castle Hill highlights the land as having potential to
accommodate higher densities. However, the strategy did not set out to establish detailed planning
controls to facilitate development, and did not involve an in-depth examination of site constraints, dwelling
densities nor the walkable catchment of the train station. The subject site is located at the outer edge of
the walkable catchment. The draft Hills Corridor Strategy, and the Castle Hill Structure Plan as proposed to
be amended, propose densities throughout the Precinct that once developed, will more than meet the
desired density targets.

RECOMMENDATION

1. The potential development outcomes on the subject land under the density approach of 192 dwellings per
hectare remain consistent with the exhibited Precinct Plan.
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CASTLE HILL NORTH REQUEST FOR ADDITIONAL HEIGHT

Submission No.
Petition No.

Request No. 12

115
3

PROPERTY/ AREA SUBJECT OF SUBMISSION

Street

Number

Garthowen Crescent

6-10 and 16-18

LOCATION/ EXHIBITED STRUCTURE PLAN

-STRUCTURE PLAN
LEGEND

3 Storey Townhouses
4 Storey Apartments
© Storey Apartments
8 Storey Apanments
" 12 Storey Apartments
/[ 16 Storey Apantments
I 20 Storey Apartments

[E open space

Y [ precinctBouncary
L=

SUBMISSION DETAILS

Issue Building height
Request/s Increase building height from 4-8 storeys to 4-16 storeys (podium and towers)
Reasons e Well serviced by public transport and within 400m of train station.
e 4440m? site can be amalgamated.
e Yield of approximately 190 units.
e Consistency with State Government Corridor Strategy vision of 7-20 storeys.
e Will assist in satisfying demand for housing close to Centre.
Submitted
Concept
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Y

[ =
Preferred alternative concept 4-16 storeys (Zhinar Architects)

COMMENT

Distance to Castle Hill Train Station
e The site is located just outside of the ideal 400m walking catchment of the train station and within the
800m catchment (refer to existing walkable catchment map in Council report).

Consistency with State Government Structure Plan

. It is acknowledged that the NSW Government’s Strategy indicated possible building heights of between 7 —
20 storeys in this area. However, the strategy did not set out to establish detailed planning controls to
facilitate development, and did not involve an in-depth examination of site constraints (such as interfaces
with low densities or heritage items), dwelling densities nor the walkable catchment of the train station.
Any consideration of higher density living (noting that the 8 storeys proposed in the draft Precinct Plan was
within the height range specified in the State Government Structure Plan) requires sites of an appropriate
size which can be master planned to deliver high levels of amenity.

High Density Apartment Living

It is anticipated that under the vision and Structure Plan that

this precinct could accommodate multi —dwelling housing only

where the site is an appropriate size to deliver a high level of
amenity for the existing and future residents. This could
comprise of 7-20 storey apartment buildings, carefully master
planned around communal open spaces and incorporating

landscaped setbacks to existing streetscapes.

Development Concept and Density

e The 4-8 storey height range identified in the exhibited Precinct Plan was to provide an appropriate
transition between greater heights on land to the west fronting Old Castle Hill Road and the adjoining
heritage listed dwelling / child care centre and existing dual occupancy located to the east. It was also to
provide appropriate transition to existing residential flat buildings in the vicinity that are set back in
response to the sloping side and heritage item, and the three (3) storey town house typology envisaged
for adjacent land in Garthowen Crescent.

. In the draft The Hills Corridor Strategy residential yields have been expressed throughout each of the
station precincts in terms of ‘maximum dwellings per hectare’ as opposed to focusing on building height
outcome by specifying a particular number of storeys. Consistent with this approach, the Structure Plan for
Castle Hill North as amended, now also emphasises density and quality built form outcomes as opposed to
specifying particular building heights.

e The submitted concept proposes a four storey podium with 2 x 11 storey towers with 192 units. This
equates to a density of 432 dwellings per hectare. The proposed density is entirely inconsistent with the
intended density of surrounding land. Densities of more than 300 dwellings per hectare are only proposed
on certain land within the 400m walking catchment of the station, such as the adjoining site to the west
and the Pennant Street Target Site.

. Despite the amalgamation of a site in excess of 4,000m? to overcome site fragmentation issues, the
proposed development will not provide respond appropriately to the site’s existing or likely future context
since it does not allow for transition in building height to adjacent and adjoining land, particularly to the
east where it shares an interface with Garthowen House. A development of this form would have
unacceptable impacts on adjoining properties in terms of building dominance, overshadowing and loss of
privacy.

e The proposed site amalgamation effectively isolates properties at 12, 12A and 14 Garthowen Crescent,
having a land area of 2903m2. Furthermore, two other adjoining properties at 20 and 22 Garthowen
Crescent (totalling 1952m?) adjoining the north western boundary of the site would also be isolated if not
amalgamated with the subject site or adjoining proposed amalgamation to the west.
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e A site’s contribution towards satisfying the demand for housing close to the Centre is not sufficient in itself
to warrant the proposed densities at the expense of an appropriate relationship with adjoining land. The
draft Hills Corridor Strategy, and the Castle Hill Structure Plan as proposed to be amended, propose
densities throughout the Precinct that once developed, will more than meet the desired density targets.

e As part of investigations undertaken in the preparation of the Draft The Hills Corridor Strategy, the
Precinct has been re-examined in terms of the maximum dwelling density that is appropriate for each site,
based on its location, position in the walkable catchment around the train station, and it physical
characteristics, and to ensure that the Precinct will as a whole, will provide the desired density for Castle
Hill. As a result, the amended Structure Plan identifies the greatest dwelling densities on land in closest
proximity to the train station, also taking into account other considerations such as interface sensitivities.
The subject site is considered suitable to provide residential densities of between 96 and 192 dwellings per
hectare.

Key Site amalgamation

e Council is cognisant of possible aggregation of development sites. Where a development site is
amalgamated, it must be of sufficient size, depth and orientation in order to achieve a high level of
amenity and to adequately address adjoining sensitive uses or lower densities through setbacks and
transitions in building height. The amalgamation of a development site with land to the east and northwest
of this site (12, 12A, 14, 20 and 22 Garthowen Crescent) may, if supported by a masterplan that
demonstrates design excellence and offers solutions to cater for the increased demand for infrastructure /
recreation, an opportunity for the consideration of increased density (refer to additional incentives for Key
Sites in Council report).

RECOMMENDATION

1. The potential development outcomes on the subject land under the density approach of 96 and 192
dwellings per hectare remain consistent with the exhibited Precinct Plan.

1. Possible merit if sites are amalgamated and master planned and a proponent can demonstrate improved
outcomes and public domain improvements.
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CASTLE HILL NORTH REQUEST FOR ADDITIONAL HEIGHT

Request No. 13 ‘ Submission Nos. 111

PROPERTY/ AREA SUBJECT OF SUBMISSION

Street Street

Les Shore Place / Pennant Street Lot 51 and 52 DP 1022542
(Note: Lot 52 was included in the concept plan provided
in the submission but is owned by Council)

LOCATION/ EXHIBITED STRUCTURE PLAN

SUBMISSION DETAILS

Issue Building height and density

Request/s e A specific concept is submitted for the Les Shore site (also assuming the inclusion of
Council-owned land at Lot 52 DP 1022542), proposing split height to the east and west of
the site ranging from 3-11 and 3-14 storeys (in place of blanket 12 storey height) within
a landscaped setting with generous setbacks.

e Concept also proposes a possible north-south street connection to Vivien Place and
through site pedestrian links.

e The land owner wishes to work with Council in relation to its land holdings in and around
the Centre.

Reasons e Key location for urban renewal and high density residential development.

e  Within 400m of train station.

e Has capacity for increase in density beyond what is proposed in the Precinct Plan given
that a significant area of the eastern portion of the site is of the same contour and height
as the adjoining site to the south.

e Recognising the principle of locating the tallest building on the highest land, buildings of
up to 14-16 storeys would be reasonable and would reflect a rational transition from
Pennant St target site.

e Transitioning to a lower built form towards the western and southern ends of the site
would provide an improved outcome and improved amenity.

. Site provides potential for a north/south pedestrian link with good passive surveillance.
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Submitted
Concept

X 7

site (split height 11-14 storeys)

COMMENT

Connectivity and distance to Castle Hill train station

e The site is located within the 800m walking catchment of the station (refer to existing walkable catchment
map in the Council report), and not within the desirable 400m catchment.
e A through-site pedestrian link is desirable as indicated in the Precinct Plan.

Consistency with State Government Structure Plan

. The State Government’s Structure Plan for Castle Hill indicated possible building heights of between 7 — 20
storeys in this area. The 12 storeys proposed in the draft Precinct Plan was within the height range
specified in the Structure Plan. The strategy did not set out to establish detailed planning controls to
facilitate development, and did not involve an in-depth examination of site constraints (such as interfaces
with low densities or heritage items), dwelling densities nor the walkable catchment of the train station.
Any consideration of higher density living should be subject to a master-planned approach.

‘ ! High Density Apartment Living

It is anticipated that under the vision and Structure Plan that this
precinct could accommodate multi —dwelling housing only where
the site is an appropriate size to deliver a high level of amenity for
the existing and future residents. This could comprise of 7-20
storey apartment buildings, carefully master planned around
communal open spaces and incorporating landscaped setbacks to
existing streetscapes.

Development concept and density

e The submitted concept requests a slight increase in density and proposes a redistribution of building
heights (3-11 and 3-14 storey buildings) across the site as an alternative to a 12 storey height limit. The
submitted concept does not indicate the likely yield in terms of unit numbers.

. In the draft The Hills Corridor Strategy residential yields have been expressed throughout each of the
station precincts in terms of ‘maximum dwellings per hectare’ as opposed to focusing on building height
outcome by specifying a particular number of storeys. Consistent with this approach, the Precinct plan as
amended, now also emphasises density and quality built form outcomes as opposed to specifying
particular building heights.

. Floor space ratio through the LEP will therefore be the primary mechanism for controlling the yield on
individual sites. Factors such as site location and context, interface with higher / lower densities and
sensitive uses, management of privacy and overshadowing and ensuring quality urban design and public
domain are key considerations and will shape future development. By controlling setbacks and landscaped
area through specific development controls for example, there is more flexibility to articulate and guide the
desired built form outcomes tailored to the location and context.

e The site adjoins Castle Hill Public School. A submission received from the Department of Education and
Communities requested that development adjacent to schools be limited to 3-4 storeys to maintain
consistency in bulk and scale to school buildings, and that development controls address privacy,
overshadowing, noise and traffic issues.

e Although the submitted concept has regard for the school through the provision of a landscaped setback to
the primary built form of 11 storeys, the proposed development may impact on the privacy and safety of
children in the school, in addition to domination of the built form. Development on the school site itself will
be limited to 10 metres, or 12 metres under complying development allowed under SEPP (Infrastructure)
2007.

e  Future development on the site must account for the interface with both the school and child care centre
(although it is noted that the submitted concept assumes the inclusion of this property), in addition to
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adjacent land to the south in terms of solar access.

e Given the position of the site relative to the train station and adjacent to Castle Hill Public School, a
density of 240 dwellings per hectare is considered appropriate. The size and shape of the site allow for
significant flexibility in building design and height distribution to allow for an appropriate response to the
site’s context.

RECOMMENDATION

1. The potential development outcomes on the subject land under the density approach of 240 dwellings per
hectare remain consistent with the exhibited Precinct Plan.

Change to the Precinct Plan

1. A potential pedestrian link be identified in place of a potential street linkage from Les Shore Place to
Gilham Street.
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REQUEST FOR INCLUSION AND BUILDING HEIGHT WITHIN PRECINCT

Request Street House Numbers Submission Nos.
No.
1 Bimbil Place Various submissions request changes to 7,18, 20, 28, 29, 32,
building heights in this location. 40, 41, 44, 47, 49,
Grand Way 50, 51, 56, 58, 59,
Coonardo Place 74,75, 76, 81, 84,

85, 92, 112, 133
Castle Street

Carramarr Road (west)

2 Tuckwell Road Submissions generally request the extension 19, 21, 34, 65, 67,
. of the Precinct in to these areas. 77, 90, 94, 103, 108,
Kiola Place 130

Carramarr Road
Coolibah Street
Kywong Avenue
Gordon Avenue
Gilham Street
Carinyah Crescent
Greenhill Close

Old Castle Hill Road
First Farm Drive

Old Castle Hill Road
(east)

Winchcombe Place
Cheltenham Close
Heatherbrae Place
Lynstock Avenue

Carcoola Street

3 Pennant Street 111
Castle Towers

Terminus Street

4 Old Castle Hill Road 2-4, 6-8 and 10-12 93, 100
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CASTLE HILL NORTH REQUEST FOR INCLUSION IN PRECINCT

Request No. 1 Submission Nos. 7,18, 20, 28, 29, 32, 40, 41, 44, 47, 49, 50, 51, 56,
58, 59, 74, 75, 76, 81, 84, 85, 92, 112, 133

PROPERTY/ AREA SUBJECT OF SUBMISSION

Street Number

Bimbil Place 1,3,5,7,9, 11, 13, 15, 17, 19

Grand Way 3,4,5,6,7,8,09, 10, 11, 12, 13, 14, 15, 16, 17, 18, 19
and 20

Coonardoo Place 1,2,3,4,5,6,7,8,9, 10, 11, 12 and 14

Castle Street (north) 56, 58, 60, 62, 64, 66, 68, 70, 72 and 74

Carramarr Road (west) 33, 35, 37, 39, 41, 43, 45, 47, 49, 51, 53, 55 and 57

LOCATION/ EXHIBITED STRUCTURE PLAN

STRUCTURE PLAN

LEGEND
3 Storey Townhouses
8 Storey Apartments.
12 Storey Apartments
[ 18 Storey Apartments
5] swata Pans
[ openspace
D Precinct Boundary

SUBMISSION DETAILS

Issue Building height and transition
Precinct boundary

Request/s e Submissions from within the identified area request extension of the Precinct boundary to
include all or some of this area. (Some Carramarr Road and Castle Street properties are
already included as 3 storey town houses).

e Requests include increasing single dwellings to 3 storey townhouses, or for all properties
to be increased in height from between 4-18 storeys.

e An alternative suggestion includes reduction in height in development opposite this area
to 3-4 storeys in order to provide a better transition to existing low densities.

e Council should undertake rigorous testing of built forms envelopes and massing for a
range of typologies.

Reasons e Consistency with the State Government Corridor Strategy

e To alleviate impacts (ie. privacy) on properties adjoining land identified for 3 storey
houses (if height of buildings within Precinct is decreased).

e To increase heights to 4-6 storeys on the Carramarr/ Castle Street frontage would not
adversely impact properties to the rear since they are located at a higher land level.

. Provide opportunities for amalgamation and improve feasibility.

e Recent age of some dwellings should not be a reason to exclude the area.

. Provide a more appropriate transition in building height compared to development across
the road of between 8 and 18 storeys.

e  Within 800m of the railway station.

e Concerns regarding traffic and parking impacts on remaining single dwelling houses if
either not included in Precinct or if height of buildings at the edges of the Precinct is not
decreased.

Submitted None.

PAGE 357



ORDINARY MEETING OF COUNCIL 24 NOVEMBER 2015

ATTACHMENT 2 SITE SPECIFIC REQUESTS

Concept

COMMENT

Distance to Castle Hill train station

e  With the exception of land at the corner of Castle Street and Carramarr Road already included in the Precinct,
the subject area is outside of the 800m existing walking catchment of the train station (refer to existing
walkability catchment map in Council report).

Building typologies

e A variety of requests were received from within the subject area. Some request inclusion in the Precinct and an
increase in height ranging from medium to high densities. Others request a reduction in building height within
the Precinct to the east of this area in order to provide a better transition and to address amenity concerns.

e The Precinct Plan provides for a range of housing typologies, including town houses and apartments, to offer
variety and choice for future residents in close proximity to the centre and train station. The Precinct Plan
generally concentrates the highest densities closer to the station, however it also accounts for topography,
current and future desired street character, the street network and lot shapes and sizes in identifying the most
appropriate densities and housing types throughout the precinct.

e Areas not included in the Precinct to be retained as single dwellings provide a further housing choice within
reasonable distance of the train station.

Consistency with the State Government Corridor Strategy / Structure Plan

e The Castle Hill Structure Plan identified the area for mixed purposes ranging from no change to medium
density living, with the majority identified for lower densities.

. However, the strategy did not set out to establish detailed planning controls to facilitate development, and did
not involve an in-depth examination of site constraints, dwelling densities nor the walkable catchment of the
train station. The subject site is located at the outer edge of the walkable catchment.

e The draft Hills Corridor Strategy, and the Precinct Plan as proposed to be amended, propose densities
throughout the Precinct that once developed, will more than meet the desired density targets.

Areas Expected to Remain Unchanged

Within the Study Area there are areas and sites which are expected
to remain largely unchanged through the delivery of the NWRL and
the Structure Plan. This is due to a number of factors including
existing uses, varying degrees of constraints, connectivity,
accessibility and market demand.

~.\ Low / Medium Density Townhouse Living

Tt It is anticipated that this precinct will evolve to become a mixture
of single detached dwellings and townhouses. This precinct will

y serve as a transition between the lower density residential areas
P é beyond the Study Area and the station precinct.

~ | Medium Density Apartment Living

1l It is anticipated that this precinct could accommodate multi-
dwelling housing only where the site is an appropriate size to
deliver a high level amenity for the existing and future residents.
This could comprise of 3-6 storey apartment buildings, carefully
master planned around communal open spaces and incorporating
landscaped setbacks to existing streetscapes.

=

e e

e The land considered most suitable to accommodate an increase in density is that which is on the Castle Street
and southern end of Carramarr Road since it is within or close to the 800m walking catchment, at the lower
point of the street, in a corner position and also benefits from greater lot depths.
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. For this reason land at 56, 58, 60, 62 and 64 Castle Street, and 57 Carramarr Road are proposed to be
identified with a maximum density of 96 dwellings per hectare, with all other adjoining land already within the
Precinct retained as 3 storey townhouses (39 dwellings per hectare), and the remaining area as single
dwellings. This is also generally consistent with the focus area of medium density apartment living identified in
the Structure Plan.

Amalgamation, housing stock, feasibility and densities

. It is recognised that landowners have a desire to amalgamate land to increase development opportunities and
feasibility of development. Notwithstanding this, the underlying matter for consideration is the distribution
appropriate dwelling densities throughout the Precinct. With the exception of land already included, the subject
area is not considered suitable for increases in density at this time.

e The age of housing stock is not the only consideration when determining the precinct boundaries. Walking
distance to the station, site topography and ownership patterns were also key considerations. Consideration
was also given to retaining the existing character of entire cul-de-sacs rather than increasing densities for
part. The areas with newer housing stock (i.e. Grand Way) were excluded as they are outside the ideal 800
metre walking catchment to the station.

e The Precinct Plan is a 20-25 year plan and it is unlikely that all land in the Precinct Plan will be redeveloped in
the short term. Land that is not redeveloped in the early stages will offer longer term opportunities. The
Council report addresses the matter of development feasibility in more detail.

. Properties located outside of the Castle Hill North Precinct do represent possible opportunities for increased
densities in the longer term if demand arises and if the envisaged densities have been achieved within the
Precinct. However, the densities planned for within the Precinct Plan for Castle Hill North will in fact exceed the
required densities. As a result, the amended Precinct Plan reduces the densities in some locations in the
Precinct adjacent to the subject area.

Future context and amenity

. Concerns were raised in relation to amenity impacts and building height transition, particularly with regard to
interfaces between remaining low density housing and future town houses, and between low densities or town
houses and adjacent residential flat buildings.

. Building heights of 8 and 18 storeys identified in the exhibited Precinct Plan were not intended to cover the
entire site. It was anticipated that development controls would be developed to establish setbacks, solar
access requirements, privacy requirements and other development controls to protect amenity and ensure
high quality development.

e To provide more certainty of appropriate densities, the draft Hills Corridor Strategy residential yields have
been expressed throughout each of the station precincts in terms of ‘maximum dwellings per hectare’ as
opposed to focusing on building height outcome by specifying a particular number of storeys. Consistent with
this approach, the Structure Plan for Castle Hill North as proposed to be amended, now also emphasises
density and quality built form outcomes as opposed to specifying particular building heights.

. It is agreed that the sharp difference between three storey town houses to an 18 storey tower at the corner of
Castle Street and Carramarr Road in particular is inconsistent with Council’s approach of concentrating the
highest densities within 400 metres of the station. Therefore, the densities proposed in the finalised precinct
plan show a more gradual change in density to the edges of the precinct.

e The need to provide a suitable transition to low density dwellings outside the Precinct boundary has also
necessitated a maximum dwelling density of 96 dwellings per hectare being applied to all land on the eastern
side of Carramarr Road.

e Floor space ratio under the Local Environmental Plan and detailed development controls will require
consideration of a site’s context in planning any development. Therefore where a development site is adjacent
to or adjoining lower density, appropriate measures will be put in place such as setbacks and transition in
building height to ensure privacy and amenity is protected.

. Car parking is required to be provided within developments. A roundabout is proposed at the corner of
Carramarr Road and Castle Street to improve the environmental capacity of the roads and make it easier to
make turns at this intersection.

RECOMMENDATION

1. The exhibited precinct boundary be retained.

2. A town house typology be retained with a maximum density of 39 dwellings per hectare on land at 66, 68, 70,
72 and 74 Castle Street and 47, 49, 51, 53 and 55 Carramarr Road. This density approach remains consistent
with the exhibited Precinct Plan.

Change to the Precinct Plan

1. Land at 56, 58, 60, 62 and 64 Castle Street, and 57 Carramarr Road be identified with a maximum density of
96 dwellings per hectare.
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CASTLE HILL NORTH REQUEST FOR INCLUSION IN PRECINCT

Request No.

Street
Tuckwell Road

Kiola Place

Carramarr Road
Coolibah Street
Kywong Avenue
Gordon Avenue

Gilham Street

2

Submission Nos. 19, 21, 34, 65, 67, 77, 90, 94, 103, 108, 130

PROPERTY/ AREA SUBJECT OF SUBMISSION
Number

Carinyah Crescent Various

Greenhill Close

Old Castle Hill Road
First Farm Drive
Lynstock Avenue

Winchcombe Place

Carcoola Street
LOCATION/ EXHIBITED STRUCTURE PLAN

Issues

Request/s

Reasons

Submitted
Concept

SUBMISSION DETAILS

Precinct boundary

Building height and transition

Amenity

Various requests from within the identified area seek the inclusion of land to the north and
west of the Precinct.

Note: The Bimbil Place, Coonardoo and Grand Way area is addressed in detail in Request for
Inclusion No. 1 in response to submissions received from landowners within that specific
area. Its inclusion in this Request is addressed in general terms only as some submissions
generally requested the extension of the Precinct in this vicinity.

Consistency with the State Government Corridor Strategy where medium — high density
development was identified but is not included in Precinct.

Reduce heights in the Precinct and add additional land to the Precinct to compensate.
The wider area is due for renewal. Risk of urban decay.

Some land in this area is already adjoining land zoned for medium density (ie. Gilham
Street / Coolibah Street).

Within easy walking distance of Centre. Additional laneways would increase accessibility.
Cul-de-sacs provide development opportunities for town houses or apartments.

The interface of single dwellings with 3 storey town houses or residential flat buildings is
unacceptable. A more gradual decrease in building height would be appropriate.

Will create a better buffer where properties will adjoin land in the Precinct.
Home values are threatened and incompatibility of old and new architecture in the area.

None.

COMMENT

Distance to Castle Hill train station

. With the exception of an area of Winchcombe Place, Gilham Street, Old Castle Hill Road and Lynstock Avenue,
the subject area falls outside of the 800 walkable catchment of the station (refer to existing walkable
catchment map in the Council report). It is recognised that connectivity within the Precinct may improve and
increase land within the desirable walking catchment. However this is dependent on the timing and delivery of
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development and cannot be assumed.

Consistency with the State Government Corridor Strategy / Structure Plan

e The subject area was highlighted, along with other land identified in orange, for mixed purposes ranging from
no change to medium density living.

e The intent of the State Government’s Strategy was to provide a framework, based on ‘higher-level’ study into
precinct development capability, for each proposed station. It's key objectives were to consult, to examine
high-level growth scenarios, establish frameworks for managing future land use change and project residential
and employment growth, to co-ordinate long term infrastructure planning.

e The strategy did not set out to establish detailed planning controls to facilitate development, and did not
involve an in -depth examination of site constraints, dwelling densities nor the walkable catchment of the train
station. The subject land is primarily outside of the 400-800 metre walkable catchment.

e The Castle Hill North Precinct Plan, and more recently the draft Hills Corridor Strategy, are the result of
extensive and concentrated investigations to inform a planning framework that is responsive to local
conditions.

e The draft Hills Corridor Strategy, and the Precinct Plan as proposed to be amended, propose densities
throughout the Precinct that once developed, will more than meet the desired density targets. Additional land
outside of the Precinct is not required to meet density targets.

Areas Expected to Remain Unchanged

Within the Study Area there are areas and sites which are
expected to remain largely unchanged through the delivery
of the NWRL and the Structure Plan.

This is due to a number of factors including existing uses,
varying degrees of constraints, connectivity, accessibility
and market demand.

Low / Medium Density Townhouse Living

It is anticipated that this precinct will evolve to become a
mixture of single detached dwellings and townhouses. This
precinct will serve as a transition between the lower
density residential areas beyond the Study Area and the
station precinct.

Medium Density Apartment Living

It is anticipated that this precinct could accommodate
multi-dwelling housing only where the site is an
appropriate size to deliver a high level amenity for the
existing and future residents. This could comprise of 3-6
storey apartment buildings, carefully master planned
around communal open spaces and incorporating
landscaped setbacks to existing streetscapes.

Densities

. It is suggested that densities within the Precinct could be reduced and that a greater area be zoned to
accommodate medium density development to compensate. It is noted that some land within the subject area
is already zoned for medium density development (ie. Gilham Street / Old Castle Hill Road). Not all land in the
existing R3 Medium Density zone has been redeveloped for town houses.

. It is acknowledged that some land not included in the Precinct may have characteristics that would enable
amalgamation of development sites, however the Castle Hill North Precinct boundary as exhibited includes the
most appropriate land to provide increased residential densities in the foreseeable future. The Precinct Plan
seeks to concentrate the highest densities closest to the Centre and the train station, and ideally within the
400 metre walking catchment. This approach provides the greatest potential for more residents to benefit
from proximity to transport and services and to increase walking opportunities.

e The Precinct Plan is a 20-25 year plan and it is unlikely that all land in the Precinct Plan will be redeveloped in
the short term.

. Properties located outside of the Castle Hill North Precinct do represent possible opportunities for increased
densities in the longer term if demand arises and if the envisaged densities have been achieved within the
Precinct. However, the densities planned for within the Precinct Plan for Castle Hill North will in fact exceed
the required densities. As a result, the amended Precinct Plan has reduced densities in some locations in the
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Precinct.

Urban decay, architectural character and built form

e Home values in the area (both within and outside of the Precinct) have generally risen as a result of the rail
announcement. Proximity to a major centre with a train station is highly desirable. Single dwellings offer
choice in housing stock where families do not wish to occupy medium or high density housing.

e As with any residential area not zoned for higher densities, there are several options available such as knock-
down/rebuild or alterations and additions to improve the quality or appearance of housing stock. Landowners
have certainty of the future of their property and can invest in their property accordingly.

e Areas zoned for higher density development are more likely to experience periods of transition and vacancies.

. Concerns were raised in relation to amenity impacts and building height transition, particularly with regard to
interfaces between low and medium or high density development.

e To provide more certainty of built form outcomes and appropriate densities, the draft Hills Corridor Strategy
residential yields have been expressed throughout each of the station precincts in terms of ‘maximum
dwellings per hectare’ as opposed to focusing on building height outcome by specifying a particular number of
storeys. Consistent with this approach, the Structure Plan for Castle Hill North as proposed to be amended,
now also emphasises density and quality built form outcomes as opposed to specifying particular building
heights. The densities proposed in the finalised precinct plan show a more gradual change in density to the
edges of the precinct.

. Floor space ratio under the Local Environmental Plan and detailed development controls will require
consideration of a site’s context in planning any development. Therefore where a development site is adjacent
to or adjoining lower density, appropriate measures will be put in place such as setbacks and transition in
building height to ensure privacy and amenity is protected.

e The streetscape and character of the Precinct will be managed through development controls and a Public
Domain Plan.

RECOMMENDATION

1. The exhibited precinct boundary be retained.
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CASTLE HILL NORTH REQUEST FOR INCLUSION IN PRECINCT

Request No. 3 Submission Nos. 111

PROPERTY/ AREA SUBJECT OF SUBMISSION

Sites Street

Pennant Street, Showground Road, Castle Street, Kentwell
Avenue

Old Castle Hill Road, Showground Road, Old Northern Road,
Pennant Street

Terminus Street, Old Northern Road

‘Pennant Street’

‘Castle Towers’

‘Terminus Street’

LOCATION/ EXHIBITED STRUCTURE PLAN

EMyFelion Reservar

CASTLE TOWERS
STRUCTURE PLAN

_‘ LEGEND
3 Storey Townhouses
4 Storey Apartments
6 Storey Apanments
8 Storey Apartments
12 Storey Apartments
[ 18 Storey Apanments
I 20 Storey Apartments.

Strata Plans
[ oen space
] precinct Boungary
[ stations

{""""} Rail Corridor
== = Rail CentreLine

SUBMISSION DETAILS

Issue Precinct boundary
Building height and densities
Request/s . Include all area identified in the State Government Corridor Strategy in Castle Hill, not just

the northern area.
. Specifically, the inclusion of land at Castle Towers, Pennant Street and Terminus Street is

requested.
e An FSR of 2.3:1 and building height of 36m is requested for Castle Towers.

Reasons e Provide a holistic approach to Castle Hill.

e These are additional sites within 400m of train station, vacant or contain buildings / land uses
suitable for redevelopment, under single ownership or comprise large parcels that are
relatively unconstrained.

e Current controls applicable to Castle Towers do not reflect its regional significance.

e Any towers above the main shopping centre would form part of a future planning proposal to
selectively increase heights in those locations.

e The landowner wishes to engage with Council in relation to the future of Castle Hill, and the
role of its sites in further strategic planning exercises for the centre.

Submitted None.
Concept

COMMENT

Distance to Castle Hill train station
e The three nominated sites are within either the 400 metre or 800 metre walking catchment of the train station
(refer to existing walkable catchment map in the Council report).

Precinct boundary and holistic approach to Castle Hill

e  The Council report provides a background to the selection of the Castle Hill North Precinct boundary dating back
to findings of Council’s Residential Direction 2008 and finalisation of controls for the Pennant Street Target Site.

e  Council has focused specifically on the Castle Hill North Precinct since it is primarily residential in nature.

. The Precinct consists of multiple allotments / owners and offers significant opportunities for timely
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redevelopment in conjunction with the train station, particularly when compared with other residential areas in
the vicinity of the station, many of which have already transitioned to higher densities.

. Castle Towers is a major shopping centre and drawcard to people coming to Castle Hill. Castle Hill will be
undergoing substantial change in response to the delivery of the rail station over the next 20-25 years. The
current controls applicable to Castle Towers have facilitated significant development.

e A holistic approach to Castle Hill centre is part of Council’s overall strategy in response to its significance as well
as the delivery of the rail line, however this would encompass more than the properties under the same
ownership as Castle Towers.

Development potential

. It is acknowledged that a number of substantial sites are located within and immediately adjacent to the centre
of Castle Hill. These sites are zoned B4 Mixed Use and provide significant redevelopment potential for both
commercial and residential purposes that will further contribute to the social and economic growth of Castle Hill
as The Hills’ premier centre.

. Rather than include these areas within a Council-initiated Precinct Plan, these sites warrant separate, targeted
master planning and a planning proposal/s. Council would be amenable to discussions with the land owner to
further investigate the future of these areas.

e The submission seeks the application of an FSR of 2.3:1 and a building height of 36 metres to accurately reflect
the existing development and approvals and to be more comparable to centres across Sydney. It notes that any
towers taller than this would be part of a separate planning proposal.

. It is more appropriate that any increases to planning provisions over these sites be considered within the
context of a comprehensive planning proposal and masterplan process that identifies how significant land
holdings such as the three subject sites integrates with the overall vision for the centre and contributes to a
high quality built environment.

. It is noted that two properties within the Castle Towers site are under separate ownership. Any future planning
proposal must address issues arising from fragmentation within any site in addition to the likely future form of
development on other land in the vicinity.

RECOMMENDATION
1. The exhibited precinct boundary be retained.
Potential future Planning Proposal
2. Increased development potential may be considered as part of a future planning proposal.
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CASTLE HILL NORTH REQUEST FOR INCLUSION IN PRECINCT

Request No. 4 ‘ Submission Nos. 93, 100

PROPERTY/ AREA SUBJECT OF SUBMISSION

Street Number

Old Castle Hill Road 2-4, 6-8 and 10-12
LOCATION/ EXHIBITED STRUCTURE PLAN

e

* STRUCTURE PLAN

LEGEND

I 8 Sworey Apartmants

0 12 Swoney Apartments

[ 18 Swrey Apartmants

A Open Space

L2 & & &
" "
P & G ©

SUBMISSION DETAILS

Issue Precinct boundary
Building height

Request/s . Inclusion in the Precinct Plan as a landmark site with an uplift in density and height
associated with the consolidation of all three properties into a single development.

. Building Height — 20 storeys

e Zoning — B4 Mixed Use

Floor Space Ratio — 5:1

Reasons Sites adjoin the train station.

Ideal location for high density mixed use.

Will allow timely development consistent with the desired future character of the area.
Site is not hindered by significant amenity impacts such as view loss, privacy issues,
scale incompatibility and residential overshadowing.

e Redevelopment of the site would provide a defined street and activated street edge.

Submitted Two options are presented (Submission No. 100) based on individual site development or site
Concept consolidation.

1. Graduated towers, increasing in height in response to slope of land, reduce
overshadowing of the station precinct and to relate to 20 storey development at corner of
McMullen Avenue and Old Castle Hill Road.

- ‘

Graduated towers on individual sites (15, 12, and 9 storeys) (Krikis Tayler Architects)
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2. (Preferred) A combined 7-20 storey podium and ‘signature’ tower development based on
a consolidated site.

: L
‘Signature’ tower concept on amalgamated site (7-20 storeys)(Krikis Tayler Architects)

COMMENT

Submissions were received on behalf of two of the three landowners in this location. Both submissions request
the inclusion of all three properties in the Castle Hill North Precinct. A development concept prepared by Krikis
Tayler Architects envisages development of up to 20 storeys as illustrated above.

Precinct boundary

e The Council report provides a background to the selection of the Castle Hill North Precinct boundary dating
back to findings of Council’s Residential Direction (2008) and finalisation of controls for the Pennant Street
target site.

e  Council has focused specifically on the Castle Hill North Precinct since it is primarily residential in nature.

e The Precinct consists of multiple allotments / owners and offers significant opportunities for timely
redevelopment in conjunction with the train station, particularly when compared with other residential
areas in the vicinity of the station, many of which have already transitioned to higher densities.

Site location and context

e The site is in a prime location directly adjacent to the train station and would benefit from amalgamation.

e The site’s potential to provide a significant opportunity for redevelopment that will contribute to the growth
of Castle Hill as The Hills Shire’s premier centre is recognised.

e The development concept demonstrates effort to respond to the site’s context (ie. prominent corner
location, station precinct solar access and relationship with future development nearby development
including the redevelopment of the train station site into a park).

e The submission advises that the site is not hindered by amenity impacts such as view loss, privacy, scale
incompatibility and residential overshadowing. However whilst the site is physically separated from other
residential development by roads, development on this site has significant potential to impact on the
future park.

. It is not considered necessary to adjust the Precinct boundary to include this site due to its stand-alone
significance and the high likelihood of its redevelopment in the near future.

e Should the site be amalgamated, land owners should consider the preparation of a planning proposal,
supported by a masterplan which demonstrates design excellence and offers solutions to cater for the
increased demand for infrastructure / recreation.

e The master plan should also take into consideration the delivery of the park over the Castle Hill Station
site and how the development could best integrate with the future public open space. Landowners must
consult with Transport for NSW in the absence of any detailed plans to date.

e A planning proposal should have regard to the planning principles and provisions communicated in the
draft The Hills Corridor Strategy and the Castle Hill North Precinct Plan as proposed to be amended.

e  The redevelopment of the site would be consistent with the vision in the State Government Structure Plan
for Castle Hill.

Mixed Use Core

To provide for the retail needs of a growing community and to
provide retail services within close proximity of the station.
The creation of a gateway into the town centre will reinforce a
sense of identity and place and ensure a highly visible station
and surrounding core.
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RECOMMENDATION
1. The exhibited precinct boundary be retained.
Potential future Planning Proposal

2. The concept provided has some merit and site provides a significant redevelopment opportunity which may
be considered as part of a future planning proposal and masterplan.
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MINUTES of the duly convened Ordinary Meeting of The Hills Shire Council held
in the Council Chambers on 24 November 2015

ITEM-2 POST EXHIBITION REPORT - DRAFT HILLS
CORRIDOR STRATEGY (FP220)

A MOTION WAS MOVED BY COUNCILLOR JEFFERIES AND SECONDED BY COUNCILLOR
TAYLOR THAT Items 2 and 3 on the Agenda, (Post Exhibition Report Draft Hills Corridor
Strategy and Post Exhibition-Castle Hill North Precinct Plan) be considered together.

THE MOTION WAS PUT AND CARRIED.

RESOLUTION

Items 2 and 3 on the Agenda, (Post Exhibition Report Draft Hills Corridor Strategy and
Post Exhibition-Castle Hill North Precinct Plan) be considered together.

SUSPENSION OF STANDING ORDERS

A MOTION WAS MOVED BY COUNCILLOR HARTY OAM AND SECONDED BY COUNCILLOR
TRACEY THAT Standing Orders be suspended to allow for two objectors to address
Council regarding Item 2.

THE MOTION WAS PUT AND CARRIED.

RESOLUTION

Standing Orders be suspended to allow for two objectors to address Council regarding
Item 2.

At 7.35pm Standing Orders were suspended.
Proceedings in Brief

Chris Youssef, Supporter of Baulkham Hills who is in support and also against the
proposal addressed Council regarding this matter (Item 2).

Nick Maude, Objector, resident of Castle Hill who is in support and also against the
proposal addressed Council regarding this matter (Item 2).

Warwick Gosling, Objector, Don Fox Planning, on behalf of landowners addressed Council
regarding this matter (Item 3).

RESUMPTION OF STANDING ORDERS

A MOTION WAS MOVED BY COUNCILLOR JEFFERIES AND SECONDED BY COUNCILLOR
HARTY OAM THAT Standing Orders be resumed.

THE MOTION WAS PUT AND CARRIED.
RESOLUTION
Standing orders be resumed.

At 8.48pm Standing Orders were resumed.

This is Page 6 of the Minutes of the Ordinary Meeting of The Hills Shire Council
held on 24 November 2015
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MINUTES of the duly convened Ordinary Meeting of The Hills Shire Council held
in the Council Chambers on 24 November 2015

A MOTION WAS MOVED BY COUNCILLOR HAY OAM AND SECONDED BY COUNCILLOR
HARTY OAM THAT Council enter into Committee of Whole to allow all Councillors to
speak more than once in debate on the matter.

THE MOTION WAS PUT AND LOST.

Councillors Harty OAM, Hay OAM and Tracey rose for a Division by show of hands. The
result of the Division was as follows:-

VOTING FOR THE MOTION
Clr R K Harty OAM

Clr A J Hay OAM

Clr R M Tracey

VOTING AGAINST THE MOTION
Clr Dr M R Byrne Adjunct Professor
Clr Y D Keane

Clr A N Haselden

Clr A C Jefferies

Clr Dr J N Lowe

Cir R A Preston

Clr M O Taylor

Clr M G Thomas

A MOTION WAS MOVED BY COUNCILLOR JEFFERIES AND SECONDED BY COUNCILLOR
TAYLOR THAT the Recommendations in

Item 2 - Post Exhibition Report - Draft Hills Corridor Strategy (FP220) and

Item 3 - Post exhibition — Castle Hill North Precinct Plan (FP 38) be adopted.

AN AMENDMENT WAS MOVED BY COUNCILLOR HAY OAM AND SECONDED BY
COUNCILLOR HARTY OAM THAT

1. That the matter be deferred to allow for a thorough review and detailed consideration
of all of the issues raised in the submissions received during exhibition of the Draft
Hills Corridor Strategy and The Castle Hill North Precinct Plan.

2. A public meeting be held on matters arising from or relevant to the review as soon as
practicable.

3. A supplementary report be prepared providing a:

a) detailed response to all of the issues raised in the submissions;

b) detailed response to the issues raised at the public meeting;

c) summary of any findings and recommendations including post exhibition / public
meeting amendments to the Draft Hills Corridor Strategy and the Castle Hill North
Precinct Plan

THE AMENDMENT WAS PUT AND LOST.
THE MOTION WAS PUT AND CARRIED.
RESOLUTION

ITEM 2

1. The Hills Corridor Strategy as provided in Attachment 1 (ECM Document Number
14270857) be adopted and
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MINUTES of the duly convened Ordinary Meeting of The Hills Shire Council held
in the Council Chambers on 24 November 2015

ITEM 3

1. The Castle Hill North Precinct Plan in Attachment 3 be adopted (ECM Document
Number 14270792).

2. A planning proposal be forwarded to the Department of Planning and Environment for
a Gateway Determination to amend Local Environmental Plan 2012 in the following
manner:

vi.

vii.

viii.

rezone land in the precinct from R1 General Residential and R2 Low Density
Residential to R1 General Residential, R3 Medium Density Residential and R4
High Density Residential;

apply a minimum lot size of 1800m? across the precinct;

apply maximum floor space ratio standards ranging from 0.6:1 to 2.4:1;
remove height of buildings for land proposed to be zoned R1 General
Residential and R4 High Density Residential;

introduce a maximum height of buildings of 10 metres for land proposed to be
zoned R3 Medium Density Residential;

add to clause 4.4 Floor Space Ratio to incentivise development, including a
Floor Space Ratio incentive map to allow for floor space ratio standards
ranging from 1.2:1 to 4.8:1, for development that meets Council’s apartment
size, mix and parking requirements;

add to clause 4.4 Floor Space Ratio to provide a floor space incentive for key
mapped sites to amalgamate where it can be demonstrated that the
amalgamation will deliver improved outcomes, public domain improvements;
and

revise clause 7.7 Design Excellence to apply to all development with a height
of 25 metres or more, with revised considerations for design excellence and
provision for a Design Excellence Panel rather than architectural design
competition.

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

matter

VOTING FOR THE AMENDMENT
Clr Harty OAM
Clr Hay OAM

Clr Tracey

VOTING AGAINST THE AMENDMENT
Clr Dr M R Byrne Adjunct Professor

Clr Keane

Clr Jefferies

Clr Taylor

Clr Preston
Clr A N Haselden
Clr Thomas
Clr Dr Lowe

ABSENT

Clr Dr Gangemi
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VOTING FOR THE MOTION

Clr Dr M R Byrne Adjunct Professor
Clr Keane

Clr Jefferies

Clr Taylor

Clr Preston

Clr A N Haselden

Clr Thomas

VOTING AGAINST THE MOTION
Clr Harty OAM

Clr Hay OAM

Clr Tracey

ABSENT
Clr Dr Gangemi

ABSENT FROM THE ROOM
Clr Dr Lowe

ITEM-3 POST EXHIBITION - CASTLE HILL NORTH PRECINCT
PLAN (FP38)

Council had earlier resolved to consider Items 2 and 3 together. See Minute No. 628.

The Meeting adjourned at 9.56pm after consideration of Items 2 and 3 and resumed at
10.08pm with all Councillors present except Councillors Preston and Jefferies.

9.56pm Councillor Preston left the meeting during the Adjournment and returned
at 10.10 during Call of the Agenda

(A Rescission Motion has since been lodged in respect to this matter).

CALL OF THE AGENDA

A MOTION WAS MOVED BY COUNCILLOR HARTY OAM AND SECONDED BY COUNCILLOR
HASELDEN THAT Items 4, 6, 7, 9, 10, 11, 12, 13, 14, 15, 16, 17, 18 and 19 be moved
by exception and the recommendations contained in the reports be adopted.

THE MOTION WAS PUT AND CARRIED.

RESOLUTION

Items 4, 6, 7, 9, 10, 11, 12, 13, 14, 15, 16, 17, 18 and 19 be moved by exception and
the recommendations contained in the reports be adopted.
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