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ITEM-7 PLANNING PROPOSAL - CIRCA SENIORS LIVING 
(15/2015/PLP)   

 

THEME: Balanced Urban Growth 

OUTCOME: 7 Responsible planning facilitates a desirable living 
environment and meets growth targets. 

STRATEGY: 
7.2 Manage new and existing development with a robust 
framework of policies, plans and processes that is in 
accordance with community needs and expectations. 

MEETING DATE: 28 JULY 2015 

COUNCIL MEETING 

GROUP: STRATEGIC PLANNING 

AUTHOR: 
FORWARD PLANNING COORDINATOR 

MEGAN MUNARI 

RESPONSIBLE OFFICER: 
MANAGER FORWARD PLANNING 

STEWART SEALE 
 
 

EXECUTIVE SUMMARY 
This report recommends that Council seek a Gateway determination from the Department 
of Planning and Environment to make ‘seniors housing’ permissible at the subject site via 
an amendment to Local Environmental Plan 2012 Schedule 1 Additional Permitted Uses.  
The provisions of the State Environmental Planning Policy (Housing for Seniors of People 
with a Disability) 2004 apply but do not permit the retirement precinct development 
concept envisioned for the site. 
 
The concept for the retirement precinct includes the development of 466 ‘independent 
living units’ and a 144 bed ‘residential aged care facility’, as well as a range of facilities to 
meet the daily needs of residents.  The proposal creates approximately 120 jobs in the 
health and personal services sectors to serve both the residents of the residential aged 
care facility and independent living units. 
 
The proposal provides an appropriate transition from the business park to the low density 
residential dwellings to the south, is located close to services for the residents and 
expands on the medical precinct associated with Norwest Private Hospital.  The site is 
located over 2 kilometres from both the Bella Vista and Norwest stations and is therefore 
not the most desirable location for high intensity commercial and business park uses 
without other support services to enable workers to utilise the rail for commuting. 
 
The proposal does not require changes to development standards that apply to the land 
namely maximum building height and floor space ratio.  This planning proposal is a 
relatively simple amendment that would be held up unnecessarily if it were to remain part 
of the same proposal for the larger commercial component of the Circa Precinct.  It is 
recommended that a separate planning proposal for the retirement precinct be forwarded 
to the Department of Planning and Environment for a Gateway determination as a 
separate planning proposal. 
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APPLICANT 
Mulpha Norwest Pty Ltd. 
 
OWNERS 
AVEO Southern Gateway Pty Ltd. 
 
THE HILLS LOCAL ENVIRONMENTAL PLAN 2012 
Zone: B7 Business Park 
Minimum Lot Size: 8000m2 
Maximum Height: RL108 and RL116 
Maximum Floor Space Ratio: 1:1 
 
POLITICAL DONATIONS 
No donations. 
 
HISTORY 
10/04/2015 Circa Precinct planning proposal lodged 
12/5/2015 The Circa Precinct planning proposal was presented to a 

Councillor workshop. 
30/06/2015 Circa Precinct Seniors Housing proposal request received 
 
BACKGROUND 
Mulpha Norwest Pty Ltd have lodged a planning proposal to amend the planning controls 
applicable to land known as the Circa Precinct in Bella Vista (part of the overall Norwest 
Business Park).  The planning proposal seeks to facilitate development of an additional 
450,000m² of floor space (under the current controls 240,000m2 could be delivered) 
through a range of developments which could provide up to 25,000 additional jobs and 
house more than 1,000 residents (in serviced apartments, aged care and retirement 
facilities). 
 
The Circa Precinct is a large land holding and the planning proposal submitted to Council 
that would permit an additional 450,000m² of floor space has many matters for 
consideration that will likely take time to resolve.  These include: 
 

 Building height impacts relating to the view corridors to and from the heritage item 
Bella Vista Farm Park; 

 
 Capacity of roads and intersections within and surrounding the precinct to 

accommodate traffic, whilst noting that the Circa precinct is outside of the 800 
metre walkable catchment of Norwest and Bella Vista stations; 

 
 Interface of the potential retirement precinct component with the adjoining low 

density residential development; 
 

 Consistency with the Bella Vista Station Structure Plan and The Hills Rail Corridor 
Land Use Strategy; and 

 
 Consistency with Council’s Local Strategy for providing employment. 

 
This planning proposal will be the subject of a separate report to Council. 
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Given the complexity of this proposal and the subsequent timeframes associated with this, 
Mulpha Norwest Pty Ltd have requested that the retirement precinct amendment be 
pursued ahead of the remaining commercial part of the Circa Precinct concept. 
 
REPORT 
The purpose of this report is to consider an amendment to permit ‘seniors housing’ on the 
site via an amendment to Local Environmental Plan 2012 Schedule 1 Additional Permitted 
Uses. 
 
THE SITE 
The site consists of 26, 28 and 30 Norbrik Avenue, Bella Vista and is located in the 
southern portion of the Circa Precinct, outlined in red in Figure 1.  It is bounded by Norbrik 
Drive to the north, the Quest serviced apartment development (currently under 
construction) to the north east, low density residential dwellings to the south and Old 
Windsor Road to the west. 
 
The seniors living site is approximately 5.9 hectares of undeveloped land.  Earthworks 
have been undertaken previously on the site and there are a number of earth mounds 
within the site that would need to be removed or reshaped for future development to 
occur. 
 

.  
Figure 1 

Subject site 
 
The site is located within the Bella Vista Station Precinct, which is identified as a Priority 
Precinct by the NSW Department of Planning and Environment.  The North West Rail Link 
Corridor Strategy and the Bella Vista Station structure plan apply to the site. 
 
The site forms the southern most point of the Norwest Business Park and is located over 2 
kilometres from both the Bella Vista station and Norwest station. 
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Figure 2 

Norwest Business Park and Circa Precinct 
 
PLANNING PROPOSAL 
Description of Proposal 
The concept for the retirement precinct, where it is proposed to include ‘seniors living’ as 
an additional permitted use, includes the development of 466 ‘independent living units’ 
and a 144 bed ‘residential aged care facility’, as well as a range of facilities to meet the 
daily needs of residents.  The proposal will create 120 jobs in health and personal services 
that will serve both the residents of the aged care facility and independent living units. 
 
Concept Plan 
The proposed concept is illustrated by Figures 3, 4 and 5.  The retirement precinct 
development is between 4 and 8 storeys in height and is within the existing height limits 
of RL108 and RL116 on the site.  The tallest proposed building is RL100 at its tallest point.  
Therefore, no amendments to the maximum building height are required.  The building 
height in the concept considers the interface with residential properties to the south and 
provides a transition from the business park and Circa commercial core. 
 
The proposal does not seek amendment to the applicable floor space ratio control of 1:1 
which facilitates the concept and will ensure built form is consistent with the planned 
character of the precinct. 
 
The planning proposal only includes the additional permitted use of ‘seniors housing’ over 
the subject site to facilitate development of the retirement precinct. 
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Figure 3 

Concept of retirement living precinct showing building heights 
 

 
Figure 4 

Concept of the retirement living precinct showing interface with existing residential to the south 
 

 
Figure 5 

Plan view of the site showing concept building heights below the current height limits 
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Additional Permitted Use 
Within the B7 Business Park zone, ‘seniors housing’ is currently a prohibited use, as is all 
residential accommodation.  However, under State Environmental Planning Policy (Housing 
for Seniors or People with a Disability) 2004, (Seniors Housing SEPP) ‘seniors housing’ is 
made permissible despite the zone prohibition of this use. 
 
However, the Seniors Housing SEP only enables development up to two storeys in height, 
unless residential flat buildings are also permissible, regardless of the maximum building 
height applicable to the site. 
 
Permitting residential flat buildings in the B7 Business Park zone, or rezoning the site to a 
zone which permits ‘seniors housing’ would be contrary to the Local Strategy and 
undermine the employment delivery objectives of the zone.  The retirement precinct 
concept on this site will provide employment in the health and personal care sectors and is 
part of a wider strategy for the Circa Precinct that will deliver a substantial amount of 
employment land.  The increase in potential commercial floor space proposed in other 
parts of the Circa precinct will offset job loss that will likely arise from the use of the site 
for ‘seniors housing’. 
 
Schedule 1 Additional Permitted Uses is the most appropriate way to facilitate the 
retirement precinct concept.  It will permit ‘seniors housing’ on the land and allow the 
retirement precinct concept to be realised without undermining the objectives of the B7 
Business Park zone and the Local Strategy for delivering employment. 
 
STRATEGIC CONTEXT 
A Plan for Growing Sydney 
In the next 20 years, Sydney’s population will grow by 1.6 million people.  To meet the 
needs of a larger and changing population a wider variety of housing is needed to suit the 
changing make-up of the population.  More than 1 million people will be over the age of 
65 years by 2031. 
 
Goal 2 of ‘A Plan for Growing Sydney’ is to ‘provide a city of housing choice’, with homes 
that meet our needs and lifestyles.  As the population ages, many people will choose to 
downsize their homes, with most preferring to remain in their communities.  Research 
from the Metropolitan Development Program and the Demography Unit at the Department 
of Planning and Environment estimates that around 50 per cent of people looking to 
purchase a new residence stay within their current Local Government Area.  Housing 
choice is also increasingly about ‘universal housing’ that allows people to stay in their 
home as they age.  The private sector, supported by community groups and governments, 
are making this type of housing more available.  The proposal would include dwellings that 
are designed in accordance with ‘universal housing’ principles. 
 
The Hills Shire has an ageing population and the delivery of this specific type of housing 
will meet the metropolitan housing choice goal as well as a key need in the Shire.  It will 
increase housing choice close to existing services and with access to public transport.  The 
retirement precinct in this location will provide a more manageable housing opportunity 
for empty nesters and seniors, looking to downsize, remain close to family and maintain 
social networks.  Empty nesters and seniors were the two largest growing age groups in 
The Hills Shire increasing from 13.6% of the Shire’s population to 16.6% from 2006 to 
2011. 
 
Bella Vista Station Structure Plan 
The site is identified in the Bella Vista Station Structure Plan as ‘Business Park’.  It 
anticipates built form consisting of four to six storey commercial offices.  The objective of 
this area is to provide for the employment needs of a growing community and to 
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encourage the emergence of a prominent employment area with direct access to the new 
rail link and station. 
 
The subject site is approximately 2 kilometres from both the Bella Vista and Norwest 
Stations, outside the ideal 400 to 800 metre walking distance for commuters.  This 
distance makes the site less desirable for high intensity commercial or business park 
development. 
 
While the seniors housing and residential aged care facility are not business park uses, the 
development will provide approximately 120 jobs in the service and support industries.  It 
will also provide a catalyst for other development and activity in this area. 
 
The retirement precinct will provide a transition from commercial activity to the existing 
low density residential uses to the south.  The proposed built form of 4 storeys with a 15 
metre setback adjacent to the low density residential character is consistent with the Bella 
Vista Station Precinct Structure Plan. 
 
The proposed land use is inconsistent with the Bella Vista Station Precinct Structure Plan.  
However, the distance from the stations, the job creation and the transition to the low 
density residential character to the south result in an outcome superior to that envisioned 
in the structure plan. 
 
Local Strategy 
The Residential Direction forms part of the Draft Local Strategy and considers how housing 
for seniors can be accommodated in The Hills Shire.  It references the Seniors Housing 
SEPP 2004 and describes how it seeks to increase the supply and diversity of 
accommodation for seniors and people with a disability. 
 
The Residential Direction outlines the approach to appropriately address housing needs for 
seniors and people with a disability: 

 Encouragement in areas close to centres which incorporate retail, medical and 
community facilities and access to public transport (not necessarily commuter 
transport); 

 Opportunities for residents to stay in areas they are familiar with so that social 
networks can be retained; 

 Discouragement in isolated areas without sufficient infrastructure or with 
environmental or topographical constraints; 

 Encouragement of a high proportion of adaptable dwellings in multi unit housing 
developments; and 

 Opportunities for residents to ‘age in place’ in larger developments with a range of 
self care, low care and high care living options.  

 
The site is located adjacent to the existing Circa Shopping Centre, which includes retail 
and medical facilities.  The development is nearby existing residential areas and will 
diversify the housing choice in this location for people looking to downsize and remain in a 
familiar area. 
 
The subject site is consistent with this direction and the approach in the Residential 
Direction. 
 
ISSUES 
Traffic and Car Parking 
The development of the retirement precinct on the site may result in traffic generation 
that has not previously been anticipated. 
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The anticipated traffic generation from the residential aged care facility is approximately 
20 trips in the morning and afternoon peak periods and approximately 80 trips from the 
seniors living development.  It is also noted that the seniors living development’s peak 
period does not generally coincide with network peak periods. 
 
This traffic generation will be catered for by existing traffic management facilities.  The 
intersection of Norbrik Drive and Old Windsor Road is already signalised and provides 
appropriate access from the arterial road network to the site. 
 
The traffic generation from the retirement precinct development will impact on the 
operation of the Lexington Avenue / Norwest Boulevard roundabout.  The site is subject to 
The Hills Section 94A Plan and will pay contributions under this plan toward the provision 
of traffic signals at this intersection. 
 
Interface with Low Density Residential 
The subject site is located adjacent to existing low density residential development.  The 
interface between the higher density seniors living development and the existing character 
needs to be managed. 
 
Part B Section 6 Business of Development Control Plan 2012 applies to the site and 
requires a 15 metre rear setback where the boundary is adjacent to housing, which is 
provided in the concept plan.  An application for seniors housing on this site would be 
required to comply with Development Control Plan 2012 in this respect. 
 
Development Controls 
Development controls that will apply to a development application for ‘seniors housing’ on 
this site come from SEPP (Housing for Seniors and People with a Disability) 2004, Local 
Environmental Plan 2012 and Development Control Plan 2012 Part B Section 6 Business. 
 
Employment 
While the retirement precinct is not a business park use, the development will provide 
approximately 120 jobs.  In addition, it generates demand for associated services such as 
medical suites that would generate additional employment opportunities and activity in the 
locality.  Medical suites in this location could capitalise on the demand generated from the 
seniors housing and proximity to Norwest Private Hospital. 
 
The site is located over 2 kilometres from both the Bella Vista and Norwest stations and is 
therefore not suitable located for high intensity commercial and business park uses.  
Support services such as a shuttle bus or regular bus service would be required to enable 
workers to utilise the rail for commuting. 
 
The B7 Business Park zone and the Local Strategy seek to develop employment 
opportunities closer to home and increase job containment within the Shire.  A retirement 
precinct restricted to seniors housing only supports these objectives through diversifying 
development types in a part of the business park that is otherwise not ideal for high 
intensity commercial development. 
 
CONCLUSION 
This report recommends that ‘seniors housing’ be made permissible on the site via an 
amendment to Local Environmental Plan 2012 Schedule 1 Additional Permitted Uses, as 
the B7 Business Park zone prohibits residential uses.  The provisions of the State 
Environmental Planning Policy (Housing for Seniors of People with a Disability) 2004 apply 
but do not permit the retirement precinct development concept envisioned for the site. 
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‘Seniors housing’ is considered appropriate, as a transition from the business park to low 
density residential dwellings to the south.  It is located close to retail services and 
complements the medical precinct associated with Norwest Private Hospital. 
 
The proposal does not include any changes to development standards and only involves 
amending Schedule 1 Additional Permitted Uses to include ‘seniors housing’ for the subject 
site and a minor amendment to Development Control Plan 2012. 
 
This is a relatively simple amendment that would be held up unnecessarily with the 
remainder of the Circa Precinct proposal.  It is recommended that it be forwarded to the 
Department of Planning and Environment for a Gateway determination as a separate 
planning proposal. 
 
IMPACTS 
Financial 
This matter has no direct financial impact upon Council's adopted budget or forward 
estimates. 
 
The Hills Future - Community Strategic Plan 
The proposal is consistent with the vision and objectives of The Hills Future – Community 
Strategic Plan as it will create a desirable area to live. 
 
RECOMMENDATION 
A planning proposal to amend Schedule 1 Additional Permitted Uses of The Hills Local 
Environmental Plan 2012 to permit ‘seniors housing’ at 26, 28 and 30 Norbrik Avenue, 
Bella Vista (Lots 1 and 2 DP1195652 and Lot 701 DP1198639) be forwarded to the 
Department of Planning and Environment for Gateway Determination. 
 
ATTACHMENTS 
Nil. 
 
 
 
  



 

MINUTES of the duly convened Ordinary Meeting of The Hills Shire Council held 

in the Council Chambers on 28 July 2015 

 

 

The is Page 15 of the Minutes of the Ordinary Meeting of The Hills Shire Council 

held on 28 July 2015 

 

 

VOTING FOR THE MOTION 

Clr Jefferies 

Clr Dr M R Byrne Adjunct Professor 

Clr Harty OAM 

Clr Hay OAM 

Clr Tracey 

Clr Thomas 

Clr Dr Lowe 

Clr Preston 

Clr Taylor 

Clr Keane 

Clr Dr Gangemi 

Clr Hasleden 

 

VOTING AGAINST THE MOTION 

None 

 

ITEM-7 PLANNING PROPOSAL - CIRCA SENIORS LIVING 

(15/2015/PLP)    

 
 

A MOTION WAS MOVED BY COUNCILLOR PRESTON AND SECONDED BY COUNCILLOR DR 

BYRNE ADJUNCT PROFESSOR THAT the Recommendation contained in the report be 

adopted. 

 

THE MOTION WAS PUT AND CARRIED UNANIMOUSLY   
 

370 RESOLUTION 

A planning proposal to amend Schedule 1 Additional Permitted Uses of The Hills Local 

Environmental Plan 2012 to permit ‘seniors housing’ at 26, 28 and 30 Norbrik Avenue, 

Bella Vista (Lots 1 and 2 DP1195652 and Lot 701 DP1198639) be forwarded to the 

Department of Planning and Environment for Gateway Determination. 

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

matter 

 

VOTING FOR THE MOTION 

Clr Jefferies 

Clr Dr M R Byrne Adjunct Professor 

Clr Harty OAM 

Clr Hay OAM 

Clr Tracey 

Clr Thomas 

Clr Dr Lowe 

Clr Preston 

Clr Taylor 

Clr Keane 

Clr Dr Gangemi 

Clr Hasleden 

 

VOTING AGAINST THE MOTION 

None 



 

MINUTES of the duly convened Ordinary Meeting of The Hills Shire Council held 

in the Council Chambers on 28 July 2015 

 

 

The is Page 16 of the Minutes of the Ordinary Meeting of The Hills Shire Council 

held on 28 July 2015 

 

CALL OF THE AGENDA 

 

A MOTION WAS MOVED BY COUNCILLOR HAY OAM AND SECONDED BY COUNCILLOR 

HARTY OAM THAT Items 9, 11, 12, 13, 14, 16, 17, 18, 20 and 22 be moved by exception 

and the recommendations contained in the reports be adopted. 

 

THE MOTION WAS PUT AND CARRIED. 

371 RESOLUTION 

Items 9, 11, 12, 13, 14, 16, 17, 18, 20 and 22  be moved by exception and the 

recommendations contained in the reports be adopted. 

 

ITEM-9 PROPERTY DEALINGS RELATING TO DEVELOPMENT 

MATTERS   
 

372 RESOLUTION 

Council consent to: 

 

1. The release of a variable width public access easement from the title of Lot 5090 DP 

1003896, 17 to 19 Solent Circuit, Baulkham Hills and the Section 88B instrument 

associated with the plan of easement be authorised for execution under Council seal. 

 

2. The release of a restriction on the use of land from the title of Lot 20 DP 1002464 

and Lots 100 and 101 DP 1186331, 109 to 129 Smallwood Road, Glenorie and the 

request documents/ dealings be authorised for execution under Council seal. 

 

3. The cancellation of a right of carriageway 4 metres wide from the title of Lot 114 DP 

1164714, 6 Prentice Avenue, Kellyville and the request document/ dealing be 

authorised for execution under Council seal. 

 

ITEM-11 PURCHASE OF LAND FOR ROAD WIDENING AT 85-

89 SAMANTHA RILEY DRIVE, KELLYVILLE     

373 RESOLUTION 

1. Council agree to purchase Lot 21 in plan of acquisition DP 1208838, 85-89 Samantha 

Riley Drive, Kellyville being land designated SP2 Road Widening for the price detailed 

in the confidential memorandum (ECM Doc No 13921472) attached to this report 

with a Contract, Deed & Transfer authorised for execution under seal.  

 

2. Council classify Lot 21 in plan of acquisition DP 1208838 as “Operational Land” upon 

acquisition to allow dedication as public road. 

 

3. Upon acquisition, Lot 21 in plan of acquisition DP 1208838 be dedicated as Public 

Road pursuant to Section 10 of the Roads Act 1993. 
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	INdustrial DCP post exhibition.pdf
	1. INTRODUCTION
	1.1. LAND TO WHICH THIS SECTION OF THE PLAN APPLIES
	1.2. AIMS AND OBJECTIVES OF THIS SECTION

	Objectives
	(i) Encourage a high standard of aesthetically pleasing and functional industrial developments that sympathetically relate to adjoining and nearby developments.
	(ii) Ensure that development will not detrimentally affect the environment of any adjoining lands and ensure that satisfactory measures are incorporated to ameliorate any impacts arising from the proposed development.
	(iii) Encourage innovative and imaginative designs with particular emphasis on the integration of buildings and landscaped areas that add to the character of the industrial neighbourhood.
	(iv) Provide safe and high quality working environments for employees.
	(v) Ensure that employment premises incorporate the principles of Ecologically Sustainable Development.

	2. OBJECTIVES AND DEVELOPMENT CONTROLS
	 Part C Section 1 – Parking
	 Part C Section 2 – Signage
	 Part C Section 3 – Landscaping
	 Part C Section 4 – Heritage
	2.1. PRECINCT PLANS

	Objective
	(i) To ensure the development of specific industrial areas is consistent with the precinct Development Control Plans adopted by Council as part of this Section of the DCP.

	Development Controls
	(a) The overall development scheme for the Castle Hill Industrial Area is detailed in Appendix A – Precinct Based Development Control Plans (Sheet 1) of this Section of the DCP.
	(b) The overall development scheme for the Annangrove Road Industrial Area is detailed in Appendix A – Precinct Based Development Control Plans (Sheet 6) of this Section of the DCP.
	(c) Sheets 2-5 detailing precinct specific development controls for the other light industrial areas in the Shire are also included in Appendix A – Precinct Based Development Control Plans of this Section of the DCP.
	2.2. SITE ANALYSIS

	Objectives
	(i) To encourage a comprehensive approach to site planning, design and assessment of development.
	(ii) To facilitate assessment of how future buildings relate to their immediate surroundings and to each other.
	(iii) To facilitate development of a design that minimises the negative impacts on the amenity of adjoining commercial or residential development in accordance with Council’s ESD objective 7.
	(iv) To facilitate development of a design that is energy efficient and permits adoption of renewable energy sources in accordance with Council’s ESD objective 5.
	(v) To ensure development is compatible with land capability.
	(vi) To minimise adverse impacts on the environment in accordance with Council’s ESD objective 7.
	(vii) To ensure during consideration of the site layout and design that disturbance to the natural environment is minimised in accordance with Council’s ESD objective 4.

	Development Controls
	(a) Development should be designed to respect site constraints such as topography, drainage, soil landscapes, flora, fauna and bushfire hazard.
	(b) Disturbance to existing natural vegetation, landforms, creeks, wetlands and overland flow paths should be minimised.
	(c) Development on land adjoining bushland reserves should incorporate measures (such as setbacks and buffers) to prevent any impact on those reserves.
	(d) Development should be sited on the area of land having the least topographic constraints.
	(e) Development should be sited away from steep slopes (particularly those containing natural vegetation) so that, where possible, these features can be kept in a natural state.
	(f) Land with a slope greater than 20% is not suitable for development.
	(g) Development applications for proposals on land with a slope of between 10-20% must be accompanied by a geotechnical assessment.
	(h) Development within the Annangrove Road Light Industrial Area should be sited, designed and landscaped to minimise visual impact upon Rouse Hill House Estate and avoid development of topographically prominent knolls and ridgelines easily viewed fro...

	Submission Requirement
	 Site Analysis.
	2.3. DEVELOPMENT SITES

	Objectives
	(i) To ensure development sites have sufficient areas to provide adequate access, parking, landscaping and building separation.
	(ii) To provide for the orderly development of land through subdivision or the consolidation of lots.
	(iii) To ensure development on a particular site has due regard to adjoining developments.

	Development Controls
	(a) The proposed development retains any significant mature vegetation, and provides a suitably landscaped setback to the street frontage in keeping with that of an industrial ‘park-like’ environment. Plantings shall reduce the visual bulk of the buil...
	(b) The development complies with the setback provisions of this development control plan, and is generally consistent with adjoining structures in terms of its elevation to the street and building height.
	(c) The proposed development is sited to avoid disturbance of natural site features including existing significant mature vegetation, creeks, steep slope and other significant landforms. The building platform shall be sited in an accessible and practi...
	(d) The development provides a direct, legible, safe and stable means of access for both vehicles and pedestrians from a public road to the proposed building platform. Adequate area is to be provided for the entry, exit and manoeuvring of heavy vehicl...
	(e) With the exception of the Edwards Road Precinct and North Rocks Employment Precinct, the minimum road frontage requirement is 60 metres.
	(f) Development shall not isolate an adjoining area of land that does not meet the minimum lot size identified in The Hills LEP 2012.

	Submission Requirements
	 Site Plan
	 Location and general description of any adjoining developments.
	 Earthworks plan showing existing and proposed levels/contours.
	 Existing easements, access and infrastructure location.
	2.4. SAFETY BY DESIGN

	Objective
	(i) To ensure the design and layout takes into account the safety of occupants and visitors to the site.
	(ii) To ensure the design permits surveillance of the site to discourage vandalism and criminal activity in industrial areas.

	Development Controls
	(a) Design of the buildings and landscaping should ensure natural surveillance of pathways and open space setback areas around buildings, is possible from within the building,  and/or from adjoining roads and open space areas;
	(b) Building design should ensure building entrances are visible and discourage entrapment;
	(c) Appropriate lighting and signage is to be provided to identify and promote use of safe access routes.
	2.5. FLOOR SPACE

	Objectives
	(i) To ensure that the scale and bulk of industrial developments complements the character of the area.
	(ii) To ensure that the bulk and scale of industrial developments does not reduce the amenity of adjacent residential or other land uses.
	(iii) To ensure that industrial development does not exceed the service and infrastructure capacity of the area.
	(iv) To ensure that individual industrial units are of a size suitable to meet the needs of local industry and service providers.

	Development Controls
	(a) Refer to Clause 4.4 Floor Space Ratio of The Hills LEP 2012.
	(b) Up to 50% of buildings/units may have a floor area between 100 square metres and 150 square metres. All other units/buildings must have a minimum floor area of 150 square metres.
	(c) The maximum floor space permitted to be constructed / utilised for ancillary office purposes is 50% of the unit floor area.
	To attract industries that do not necessarily require expansive areas for warehousing or manufacture (such as those in the areas of advanced technology, computer facilities, and communications) the above control does not apply to development within th...
	 for a purpose that is permissible, or
	 for a purpose that is ancillary to and an integral part of a purpose that is permissible within the IN2 Light Industrial zone under The Hills LEP 2012.

	Submission Requirements
	 Site Plan showing the location and size of the proposed buildings/structures with supporting floor space ratio calculations (excluding uncovered parking areas, internal loading bays and driveways).
	 Dimensioned development application plans including a schedule of areas for each separate occupancy unit proposed.
	2.6. SETBACKS

	Objectives
	(i) To provide an open streetscape with substantial areas for landscaping and screen planting.
	(ii) To provide an effective buffer to preserve the natural features and creeks in accordance with Council’s ESD objective 4.
	(iii) To minimise overshadowing of adjoining properties.
	(iv) To protect privacy and amenity of any adjoining land uses.
	(v) To provide a desirable and aesthetically pleasing working environment.

	Development Controls
	(a) The building setbacks to roads, open space, trunk drainage and other lands, are shown in Appendix A – Precinct Based Development Control Plans of this Section of the DCP, Sheets 1-6.
	(b) A minimum building setback of 5 metres for buildings and 2 metres for ground level car parking will be required to all other site boundaries not indicated on Sheets 1-6.
	(c) Council will require written concurrence from Integral Energy for developments proposed within an electricity easement.
	(d) The setback to a creek is to be no less than 40 metres from the top bank of the creek or otherwise to the requirements of the Office of Water.
	(e) All building setbacks are to be landscaped in accordance with section of 2.15 of this Section of the DCP and with the provisions of Part C Section 3 – Landscaping.
	(f) Other than within the Castle Hill Industrial Area where a building setback is 20 metres or more, car parking may be sited 10 metres closer than the building to that boundary.
	(g) The following building setbacks shall be applied within the Castle Hill Industrial Area only (including land zoned B5 – Business Development within the Castle Hill Industrial Area): -
	 15 metres with no car parking forward of the building.
	 23 metres where car parking is situated forward of the building.
	 20 metres with no car parking forward of the building.
	 30 metres where car parking is situated forward of the building.
	(h) Car parking may be permitted within the front building setback provided it is setback 10 metres from a local road frontage and 20 metres from an arterial road frontage. The car park area is to be screened from view and the setback adequately lands...
	(i) Where a proposed acquisition for road widening affects a development site, the minimum setback will be measured from the proposed new alignment of the road.

	Submission Requirements
	 Building setback dimensions are to be shown on development application plans.
	2.7. BUILDING HEIGHTS

	Objectives
	(i) To ensure that building heights respond to the existing landform of the neighbourhood, including ridgelines and drainage depressions.
	(ii) To protect privacy and amenity of surrounding allotments and residential development.
	(iii) To minimise overshadowing of adjoining allotments.

	Development Controls
	(a) Refer to Clause 4.3 Height of Buildings, Clause 5.6 Architectural roof features and Height of Building Maps in The Hills Local Environmental Plan 2012.
	(b) In all industrial zones other than the Castle Hill Industrial area the maximum building height of any structure or building shall be no more than 15 metres above ground level except:-
	 where the building is within 30 metres of a residential property boundary where the height will be a maximum of 10 metres; or
	 the area is the subject of Appendix A – Precinct Based Development Control Plans Sheet 6 where the building height envelope specified on Sheet 6 applies.

	Submission Requirements
	 Shadow Diagrams where development adjoins residential development.
	2.8. BUILDING MATERIALS

	Objectives
	(i) To promote integrated, visually harmonious and attractive buildings in industrial areas.
	(ii) To promote the use of materials that involve minimal impact on the environment in accordance with Council’s ESD objective 5.

	Development Controls
	(a) All building construction must comply with the Environmental Planning & Assessment Act 1979 and Building Code of Australia.
	(b) The following factors must be considered when selecting materials:
	 suitability for the purpose;
	 durability;
	 long term appearance;
	 local environmental impacts;
	 broader and longer term environmental impacts;
	 the quantity of material required; and
	 life cycle assessment.
	(c) Avoid oversupply and waste of materials by careful assessment of quantities needed.
	(d) Avoid materials that are likely to contribute to poor internal air quality such as those generating formaldehyde (new carpets) or those that may create a breathing hazard in the case of fire (eg polyurethane).
	(e) Select materials that will minimise the long-term environmental impact over the whole life of the development.
	(f) Preference should be given to materials derived from renewable sources or those that are sustainable and generate a lower environmental cost, recycled material or materials with low embodied energy, better lifecycle costs and durability. For examp...
	(g) Choice of materials should be based on consideration of both their environmental and economic costs.
	(h) All external walls of buildings used for office/showroom purposes should generally be totally of brick, pre-cast panel or glass construction. However use of new materials that generate a lower environmental cost will be considered on their merits.
	(i) All walls visible from the street, or land adjoining or near the subject property must be treated (at a minimum they must be painted) to ensure the visual amenity of adjoining business is protected.
	(j) Material should incorporate graffiti proof surfaces wherever possible.
	(k) Roofs of buildings shall be pre-colour coated masonry, tile or metal.  Galvanised iron, zinaclume, any fibrous sheeting (asbestos cement etc) or any other uncoloured metal deck surface is unacceptable. However use of new materials that generate a ...
	(l) Natural ventilation is preferred. However where mechanical ventilation is necessary any roof ventilators, exhaust towers, hoppers and the like are to be located so that they are not visible from public places or residential areas. These elements a...

	Submission Requirements
	 Schedule of External Materials
	 Streetscape Perspective including landscaping.
	2.9. SIGNAGE

	Objectives
	(i) To provide businesses the opportunity of identifying their location and activity.
	(ii) To ensure that signage does not detract from the visual appeal of buildings within the employment area by prohibiting superfluous and unsuitable signs.

	Development Controls
	(a) The details of the development controls applying to advertising signs and structures within the Shire are contained in Part C Section 2 – Signage.

	Submission Requirements
	 Signage Plan
	2.10. FENCING

	Objective
	(i) To ensure that fencing does not detract from the overall visual amenity and character of the area.

	Development Controls
	(a) No fencing, other than of a low, ornamental type may be erected within the building setback area to any road.
	(b) Fencing along rear boundaries adjacent to a trunk drainage zoning shall be integrated with any landscape buffer zone or building setback.
	(c) All chain-wire fencing is to be black or dark green in colour.
	(d) Pre-painted solid, metal fencing (i.e. Colorbond fencing) is not acceptable because of its poor visual appearance.

	Submission Requirements
	 Fencing details for the site, clearly showing the location, height and type of fencing, is to be submitted as part of the Development Application.
	2.11. HOURS OF OPERATION

	Objectives
	(i) To ensure that industrial developments operate in a manner compatible with adjoining land uses.

	Development Controls
	(a) Hours of operation within industrial areas (except for Bulky Goods Premises) are restricted to 7.00am to 6.00pm Monday to Saturday with no work or activity to be carried out on Sundays or public holidays, except as provided below;
	(b) Hours of operation for Bulky Goods Premises are to be restricted to between 7.00a.m. and 6.00p.m. each day except for Thursday when the activity can continue past 6.00p.m. to 9.00p.m. but only if the site does not adjoin or is not adjacent to a re...
	(c) Notwithstanding a) and b) above:
	 occupants of sites that are not adjoining or adjacent to a residential property may request that the site be considered as a “Low Noise Generating use”.
	 Low noise generating uses may be permitted extended days and hours (up to 24 hours) of operation beyond those specified in a) and b) above.
	 In order to be considered as a Low Noise Generating use the planning application submitted must be accompanied by a report from an acoustic consultant that demonstrates that the proposed use will not generate noise in excess of 5dB(A) above the back...

	Submission Requirements
	 Details of days and hours of operation to be provided in the Development Application.
	 A statement of compliance from an acoustical consultant may be required to demonstrate that the noise generated by development generally does not exceed 5dB(A) above the background noise levels, where measured at any boundary adjoining or adjacent t...
	 The statement of compliance will also include an assessment and schedule of truck movements, type and times.
	2.12. ENERGY EFFICIENCY

	Objectives
	(i) To facilitate the design and construction of energy efficient buildings.
	(ii) To require building designs that will minimise energy needs and that will utilise passive solar design principles.

	Development Controls
	(a) The design of the buildings shall demonstrate passive solar design principles i.e.,
	 window placement;
	 building orientation;
	 shading;
	 insulation;
	 thermal mass;
	 ventilation; and
	 incorporation of suitable landscaping.
	(b) In designing the building, consideration must be given to utilising the large areas of roof space for generating electricity via solar panels or other relevant technology.
	 The orientation and pitch of the roof. The portions of the roof suitable for solar panels must be oriented north to maximise sunlight on these areas;
	 The capability of the roof to accommodate, or to be easily reinforced so it can accommodate, solar panels and/or other relevant equipment.
	(c) All buildings with an office component greater than 100m2 shall achieve as a minimum, a 4-star Building Greenhouse rating in respect to energy efficiency for the office component of the development. Details of the rating for each relevant building...
	(d) In the case where an existing office is extended any constraints arising from the design of the existing building will be taken into consideration if the 4-star requirement is not achieved.
	(e) Where a hot water service is provided to any sole-occupancy building or unit a hot-water system with a greenhouse gas emission score of 3.5 or greater is to be installed to suit the needs of that building or unit.
	2.13. BIODIVERSITY

	Objective
	(i) To conserve and protect the biodiversity of the Shire including habitats of threatened flora and fauna species and communities.

	Development Controls
	(a) Significant flora and fauna species, ecological communities and their habitats are to be preserved.
	(b) Development should be designed to retain existing bushland and fauna habitats, including identifiable corridors and linkages.

	Submission Requirements
	 Fauna and Flora Assessment.
	 If the assessment finds that there is likely to be a significant effect on threatened species, populations or ecological communities, or their habitats, applicants will be required to submit a Species Impact Statement (SIS). Reference should be made...
	2.14. EROSION AND SEDIMENT CONTROL

	Objectives
	(i) Minimise land degradation, water pollution and damage to infrastructure from erosion and accumulated sediment.
	(ii) To provide development controls for all stages of development and to ensure a consistent approach to erosion and sediment control.

	Development Controls
	(a) Applications for all development, including subdivision, are to be accompanied by an Erosion and Sediment Control Plan (ESCP) that will describe the measures to be taken at development sites to minimise land disturbance and erosion and to control ...
	(b) Erosion and Sediment Control Plans shall be prepared in accordance with “Managing Urban Stormwater – Soils and Construction”, produced by Landcom.

	Submission Requirements
	 Erosion and Sediment Control Plan
	2.15. LANDSCAPING AND TREE PRESERVATION

	Objectives
	(i) To ensure a high standard of environmental quality of individual developments and of the overall visual amenity and character of the area.
	(ii) To ensure that existing landscaping is retained and integrated into the design of the development in accordance with Council’s ESD objective 4.
	(iii) To ensure landscaped areas can be appropriately maintained.
	(iv) To ensure that existing trees are given every opportunity to be retained and incorporated into the final development in accordance with Council’s ESD objective 4.
	(v) To ensure that vegetation removed as a part of the land development process is replaced by suitable endemic species in accordance with Council’s ESD objective 4.

	Development Controls
	(a) Existing trees and surrounding shrubs, groundcovers and grasses should be preserved.
	(b) All setback and car parking areas are to be regenerated and maintained to a high standard utilising endemic species. Where buildings are visible from adjoining residential or rural land the setback areas must include planting to screen views into ...
	 taller trees that create a canopy, which will screen the upper sections of the building. The mature canopy height should be between 6 metres and the top of the building;
	 supported by lower shrubs with a mature height of 2 to 4 metres to break up views of car parking areas and lower parts of the building.
	(c) Native species are to be used to maintain a strong natural theme for the neighbourhood owing to their low maintenance characteristics, relative fast growth, aesthetic appeal and suitability to the natural habitat.
	(d) Landscape treatments are to harmonise with building designs and should consist of trees, shrubs, groundcovers and grass.  Introduced species, such as Kikuyu, which are intensive users of water and which are invasive and result in degradation of na...
	(e) Landscaping measures are to be used that assist in conserving water such as:-
	 installing an electronically controlled and rain switched irrigation system;
	 use of indigenous species best suited to the local climate and soil conditions;
	 use of mulches and groundcovers to retain soil moisture; and
	 minimising lawn and using native grasses for lawn and maximising gardens.
	(f) Landscaping is to be provided in accordance with the provisions set out in Part C Section 3 – Landscaping.
	(g) Grassed embankments are not to exceed an 1:6 slope.
	(h) Earth mounding is desirable within setback areas to reduce noise-associated impacts.
	(i) All landscaped areas are to have a minimum width of 2 metres.

	Submission Requirement
	 Landscape plan.
	2.16. CARPARKING

	Objectives
	(i) To ensure the safety of all road users in industrial areas.
	(ii) To ensure that all car parking demands generated by the development are accommodated on the development site.
	(iii) To protect the free flow of traffic into and out of the industrial allotments and the surrounding street network.
	(iv) To ensure that the provision of off-street parking facilities does not detract from the overall visual amenity and character of the neighbourhood in relation to streetscape.

	Development Controls
	(a) Car parking is to be in accordance with Part C Section 1 – Parking.
	(b) Other than within the Edwards Road Precinct, Buildings/units with a floor area between 100 square metres and 150 square metres require a minimum of three car parking spaces.
	(c) Visitor car parking is to be provided at a rate of 1 space for every 2 units constructed.
	(d) All car parking required by Council shall be provided on-site.
	(e) Minimum parking dimensions and construction standards are detailed in Part C Section 1 –Parking.
	(f) A two metre wide landscape strip is to be provided after every tenth parking space.
	(g) Car parking areas that adjoin public roads or spaces are to be visually screened by landscaping.
	(h) Disabled parking provision is to be provided in accordance with The Hills Shire Council policy entitled “Making Access for All 2002”.

	Submission Requirements
	 Site Plan showing the number of car parking spaces and calculations.
	2.17. VEHICULAR ACCESS

	Objectives
	(i) To ensure the safety of all road users in industrial areas.
	(ii) To ensure that vehicles can enter and exit premises in industrial areas in a safe and efficient manner.
	(iii) To maintain the performance of roads that provides an arterial or sub-arterial function.

	Development Controls
	(a) Adequate vehicular entry and exit from the development is to be provided and shall be designed to provide a safe environment for both pedestrians and vehicles using the site and surrounding road networks.
	(b) All internal roadways are to have a minimum width suitable to the proposed industrial activities of the site.  Road widths will be assessed on the individual merits of the road design and layout and are subject to approval by Council.
	(c) Vehicular access to and from developments across frontages marked "ACCESS DENIED" on the DCP sheet map is prohibited.  Access is limited to designated locations as shown on the DCP sheet map.
	(d) Vehicular ingress and egress to the site must be in a forward direction at all times.
	(e) Driveways from public roads will be:
	 perpendicular to the road within the building setback;
	 separated or divided at the property boundary for ingress and egress movements; and
	 sight distance are to be in accordance with Part C Section 1 – Parking and Council’s Design Guidelines for Subdivisions/ Developments.
	(f) All roads intended to be dedicated to Council, as public roads shall be constructed to Council’s requirements.
	(g) All road frontages to a development site (other than those identified within Council’s Contribution Plan) are required to be constructed prior to the issue of any occupation certificate.

	Submission Requirement
	 Applicants are required to submit plans and details with the Development Application of proposed vehicular access and circulation.  Details must specifically relate to vehicular movement, layout and turning circles.
	2.18. BICYCLE PARKING

	Objectives
	(i) To make it easier and more convenient for people to travel to and from places using bicycles.
	(ii) To reduce the rate at which the demand for car travel increases in the future, thereby helping to improve air quality.

	Development Controls
	(a) Bicycle parking facilities are required for all new industrial developments. At a minimum these facilities are required to be provided for:-
	 any new development, which exceeds 4,000m2 in floor area; and
	 any developments which will have the effect of increasing the size of the total development to greater than 4,000m2.
	(b) Bicycle parking spaces for the above developments are to be provided at a minimum rate of 2 spaces plus 5% of the total number of car parking spaces required for the development. Consideration should be given to the provision of undercover facilit...
	(c) Bicycle parking should be located in close proximity to the building entrances and clustered in lots not exceeding 16 spaces.
	(d) Bicycle parking facilities shall support bicycles in a stable position without damage to wheels, frames or other components.
	(e) Bicycle parking facilities should be located in highly visible, illuminated areas to minimise theft and vandalism.
	(f) Bicycle parking facilities shall be securely anchored to the site surface so they cannot easily be removed and shall be of sufficient strength to resist vandalism and theft.
	(g) Bicycle parking facilities shall not impede pedestrian or vehicular circulation and should be in harmony with their environment and design. Parking facilities should be incorporated wherever possible into building or street furniture.
	(h) Racks must not be placed so close to any wall or other obstruction so as to make use difficult.
	(i) Bicycle parking facilities within car parking areas shall be separated by a physical barrier to protect bicycles from damage by cars, such as curbs, wheel stops or other similar features.
	(j) Each bicycle parking space shall be not less than 1.8 metres in length and 600mm in width and shall have a bicycle rack system.
	(k) Consideration should be given to providing staff change rooms and washing facilities.
	2.19. LOADING FACILITIES

	Objectives
	(i) To ensure that loading facilities required in association with developments do not detract from the amenity of nearby public spaces and residential land uses.
	(ii) To ensure that adequate areas are set aside on site to allow for the safe and efficient manoeuvring of delivery and service vehicles.

	Development Controls
	(a) Loading docks shall be located so as they are not visible from adjoining residential areas and do not transmit excessive noise to adjoining residential areas.
	(b) Where practical, loading docks or vehicular entries to industrial buildings shall not be provided on any street elevation. Where such facilities can only be provided to street frontages, they must be screened with landscaping.
	(c) Turning provisions are to be provided within the site for the manoeuvring of vehicles using the loading and unloading facilities in accordance with AUSTROADS Design Vehicular and Turning Templates.
	(d) Loading dock facilities are to be able to serve the types of trucks likely to service the development.

	Submission Requirements
	 Plans and details of proposed vehicular access and circulation detailing vehicular movement, layout and turning circles.
	 Plans and details that demonstrate that the loading dock facilities are adequate to serve the development.
	2.20. PEDESTRIAN ACCESS AND MOVEMENT

	Objectives
	(i) To ensure that developers comply with the provisions of Australian Standard AS1428.1-2001, in regard to appropriate and improved access and facilities for all persons.
	(ii) To require designers/developers to provide for the needs of people who are mobility impaired and to provide greater than minimum requirements for access and road safety.

	Development Controls
	(a) Car parking spaces and layout should be designed to accommodate the limited mobility possessed by disabled drivers and passengers by providing room for loading and unloading of wheelchairs beside and behind vehicles.
	(b) All pathways and ramps should conform to the minimum dimensional requirements set out in AS1428.1-2001 Design for Access and Mobility.
	(c) Street furniture and obstructions should be kept clear of pathways, while overhanging objects should not be lower than 2,100mm above pathways.
	(d) All surfaces should be stable, even and constructed of slip resistant materials.
	(e) International Symbols of Access should be displayed where buildings, crossings, amenities, car parking, pathways and ramps are accessible, as detailed in The Hills Shire Council policy entitled “Making Access For All 2002”.
	(f) Where newly created floor space or additional floor space (which exceeds 25% of the total existing floor space) is being proposed, a concrete footpath must be constructed in the road verge along any boundary that fronts a public road. The pathway ...
	 a minimum width of 1.5 metres;
	 the path must be located no closer than 600mm to the kerb;
	 it must be constructed on a compacted 50mm sand or equivalent sub-base;
	 it must be 100mm thick and constructed from 25 MPa concrete reinforced with F62 mesh and a 40mm cover top sandstone finish.
	(g) Clearly defined pedestrian pathways are to be provided between proposed developments and proposed footpaths along sub-arterial roads.

	Submission Requirements
	 Documentation to demonstrate how the objectives and development controls have been satisfied.
	2.21. SERVICES

	Objectives
	(i) To ensure that the physical services necessary to support industrial development are available.
	(ii) To ensure that all uses are compatible with the workings and operations of the Integral Energy Electricity Easement.
	(iii) To ensure public safety is not compromised.
	(iv) To provide a suitable buffer for noise and emissions from any Sewage Treatment Plant (STP).

	Development Controls
	(a) Development consent will not be granted until arrangements satisfactory to the relevant authorities are made for the provision of services.
	(b) Development restrictions apply within electricity easements and developers and landowners are required to gain approval from Integral Energy for all activities and works carried out within the easement in addition to complying with Council require...
	(c) All developments within the Rouse Hill STP buffer zone must have regard for the former DUAP Circular No. E3. The buffer zone is bounded by:-
	 Annangrove Road to the northwest;
	 Withers Road to the southwest;
	 Mile End Road to the southeast; and
	 a line extending from the junction of Annangrove Road and Edwards Road the junction of Second Ponds Creek and the unformed Hillview Road;
	(d) All services shall be underground and installation of services should occur in a co-operative manner for efficiency and to minimise ground disturbance.
	(e) Sites within the Rouse Hill Release Area must be connected to the Sydney Water Recycled Water System.

	Submission Requirements
	 Evidence of suitable arrangements with the following are required to be submitted with Development Applications:
	 Sydney Water for potable and recycled water, sewage and drainage;
	 Telecommunications carrier for telephones and associated equipment;
	 Integral Energy for underground electricity;
	 AGL for gas supplies; and
	 NSW Fire Brigades.

	 Documentation to demonstrate how the objectives and development controls are satisfied.
	 Any land or part thereof, covered by the buffer zone must demonstrate how the objectives and development controls are satisfied.
	2.22. STORMWATER MANAGEMENT

	Objectives
	(i) To ensure that industrial development does not impact on the water quality of adjacent properties or creeks.
	(ii) To provide for the disposal of stormwater from the site in efficient, equitable and environmentally sensible ways.
	(iii) To encourage the re-use of stormwater for the irrigation of landscaped areas, particularly during establishment periods.

	Development Controls
	(a) Water Sensitive Urban Design (WSUD) measures shall be employed in the management of the site’s/development’s stormwater in terms of water retention, reuse and cleansing.
	(b) Installation of rainwater tanks requires consent from Sydney Water. A condition will be imposed on any approval requiring this consent be obtained.
	(c) No adverse effects are to be experienced by downstream landowners from discharges from sites that slope down from the fronting street.
	(d) Discharge points are to be accessible for water quality testing.
	(e) Discharge points are to be controlled and treated to prevent soil erosion, and may require energy dissipating devices on steeper topography, to Council’s requirements.
	(f) On-site detention may be required to Council’s satisfaction to counteract an increase in stormwater runoff.
	(g) In order to protect the natural and built environment, all water leaving the site is to be treated for the removal of all sediments, heavy metals, pollutants and other contaminants that may be produced by the industrial and associated activities o...
	(h) The design of drainage systems is to be in accordance with Council’s Design Guidelines for Subdivisions/ Developments.
	(i) The requirements of the Office of Water must be satisfied.

	Submission Requirements
	 Preliminary Engineering Drainage Drawings indicating the proposed drainage infrastructure.
	 Method of pollutant removal during and after development.
	 If required, easements are to be created over downstream properties prior to the Council granting an operative development consent.
	2.23. WATER EFFICIENCY

	Objectives
	(i) To reduce the water consumption of apartment building developments.
	(ii) To recycle and re-use water in developments in accordance with Council’s ESD objective 3.

	Development Controls
	(a) Showerheads and taps must have reduced water flow devices. Taps may also be aerated.
	(b) Toilet cisterns must have a “AAA” (dual flush 3/6 litre) rating.
	(c) All other appliances and fittings must be water efficient, preferably with a “AAA” water rating.
	(d) Water cooled air conditioning systems are discouraged. If a water cooled system is to be used bleed rates should be linked to TDS meters.
	(e) Installation of a metering system that measures mains water used in different areas of the site enables monitoring and detection of excess water usage.

	Submission Requirements
	 Details of appliances, fittings and tanks to be used in the development.
	2.24. POLLUTION CONTROL

	Objectives
	(i) To ensure that pollution sources are contained on site and not transmitted to non compatible land uses.
	(ii) To ensure the environmental and social qualities of the surrounding areas are maintained.

	Development Controls
	(a) All developments are restricted to sewered sites.
	(b) The emission of air impurities, as defined under the Protection of the Environment Operations Act 1997, is to be controlled to the satisfaction of Council at all times.
	(c) Certain uses may be required to be licensed under the Protection of the Environment Operations Act 1997.
	(d) Any machinery or activity considered to create a noise nuisance must be adequately soundproofed in accordance with the provisions of the Protection of the Environment Operations Act 1997.
	(e) The use of mechanical plant and equipment may be restricted where sites are located near existing and proposed residential areas.
	(f) Incinerators are not permitted for waste disposal.

	Submission Requirement
	 Documentation to demonstrate how the objectives and development controls are satisfied.
	2.25. WASTE MANAGEMENT – STORAGE AND FACILITIES

	Objectives
	(i) To minimise the overall environmental impacts of waste.
	(ii) To maximise, through design, the opportunities to deal with industrial waste according to the waste hierarchy as given in Council’s ESD objective 6 – reduce, reuse, recycle.
	(iii) To reduce the demand for waste disposal by providing detailed criteria for the consideration of design and management of recycling, composting and waste storage and collection facilities within developments.
	(iv) To provide industrial waste management systems that allow for ease of use by occupants  and ease of service by collection contractors.
	(v) To encourage building designs and construction techniques that will minimise waste generation.
	(vi) To assist in achieving Federal and State Government waste minimisation targets.
	(vii) To promote development design that is appropriate and provides convenient waste storage, recycling and collection facilities on site.

	Development Controls
	(a) Adequate storage for waste materials must be provided on site. Ideally waste storage containers should be kept inside units and under no circumstances should waste storage containers be stored in locations that restrict access to any of the car pa...
	(b) All waste must be removed at regular intervals and not less frequently than once per week.
	(c) All waste storage areas must be screened from view from any adjoining residential property or public place.
	(d) Waste storage areas must be kept clean, tidy and free from offensive odours at all times.
	(e) Applications for development are to be accompanied by a Waste Management Plan (WMP). The WMP accompanying the application must demonstrate appropriate design of facilities and on-going management techniques that minimise waste and the WMP will inc...
	 Type of future use for the development;
	 Types of waste to be generated;
	 Estimated volume of waste to be generated per week;
	 Show on plans and describe on-site storage and/or treatment facilities for waste; and
	 State the destination for waste produced.
	2.26. WASTE MANAGEMENT PLANNING

	Objectives
	(i) To promote improved project management and to reduce the demand for waste disposal during demolition and construction.
	(ii) To maximise reuse and recycling of building/construction materials.
	(iii) To encourage building designs and construction techniques that will minimise waste generation.
	(iv) Minimise waste generation to landfill via the waste hierarchy.
	(v) To assist in achieving Federal and State Government waste minimisation targets.
	2.26.1. Demolition


	Development Controls
	(a) Site operations should provide for planned work staging, at source separation, re-use and recycling of materials and ensure appropriate storage and collection of waste.
	(b) Straight demolition should be replaced by a process of selective deconstruction and reuse of materials. Careful planning is also required for the correct removal and disposal of hazardous materials such as asbestos and is to be carried out by pers...
	(c) Project management must seek firstly to re-use and then secondly to recycle solid waste materials either on or off site. Waste disposal to landfill must be minimised to those materials that are not re-useable or recyclable.
	(d) When separated, materials are to be kept uncontaminated to guarantee the highest possible reuse value.
	(e) Details of waste sorting areas and vehicular access are to be provided on plan drawings.
	(f) Prior to any demolition works commencing on the site, the applicant is to notify all adjoining and adjacent neighbours and Council, five (5) working days prior to work commencing.
	(g) All Asbestos, hazardous and/or intractable wastes are to be disposed of in accordance with Work Cover Authority and Office of Environment and Heritage requirements.
	2.26.2. Construction


	Development Controls
	(a) Avoid oversupply and waste of materials by careful assessment of quantities needed.
	(b) The use of prefabricated components may reduce waste.
	(c) Re-use of materials and use of recycled material is desirable where possible.
	(d) Site operations should provide for planned work staging, at source separation, re-use and recycling of materials and ensure appropriate storage and collection of waste.
	(e) All asbestos, hazardous and/or intractable wastes are to be disposed of in accordance with Work Cover Authority and Office of Environment and Heritage requirements.

	Submission Requirements
	 Waste Management Plan
	2.27. HERITAGE

	Objectives
	(i) To ensure that the development of land does not isolate a heritage item from its setting or context, thereby retaining the heritage item’s significance.
	(ii) To ensure that the development of land in the vicinity of a heritage item is undertaken in a manner that has regard to the significance of the heritage item, particularly its setting and context.
	(iii) To ensure that any development within the Annangrove Road light industrial area does not have an adverse impact on the setting and views and panoramas to and from Rouse Hill House Estate.

	Development Controls
	(a) In considering Development Applications, Council shall have regard for the visual impact of the development when viewed from the surrounding area.
	(b) All developments must address the provisions of Part C Section 4 – Heritage.
	(c) State Regional Environmental Plan No. 19 –Rouse Hill Development Area contains specific controls for the Second Ponds Creek Light Industry Area with regard to the visual amenity when viewed from Rouse Hill Regional Park.
	(d) Any development within the light industrial area south of Annangrove Road as shown in Map Sheet 7 of this Section of the DCP is to mitigate the impact of the development upon Rouse Hill House Estate via the following measures:
	 Where the building will be visible from the Rouse Hill House Estate, a combination of native trees and shrubs endemic to the area are to be used to screen views of the building and all associated hard paved areas (such as car parks, loading areas an...
	 All buildings are to be low profile in design so as to reduce the apparent or visual bulk of the structure;
	 All external building materials are to be non-reflective and of a colour consistent with the surrounding natural environment and vegetation;
	 Roofing material in particular should be of a dark, non-reflective colour (such as dark green or grey) which recedes visually within the surrounding natural landscape; and
	 The maximum height of any freestanding signage is 3 metres. Consideration will be given to an increase in the maximum height, provided:
	 The applicant can demonstrate it will not be visible from Rouse Hill House Estate; or
	 The structure is of a design, colour and utilises materials which are considered by Council to mitigate the visual prominence of the signage when viewed from Rouse Hill House Estate.
	 Where possible existing remnant mature trees should be retained particularly along existing road reserves and building setbacks should include supplementary plantings of native trees to ensure that buildings are seen within a canopy of trees when vi...
	 Any tall structures such as light towers or flagpoles should be of a dark, non-reflective colour (such as dark grey or green) and should be sited carefully so as not to obstruct critical sightlines to and from Rouse Hill House Estate.

	Submission Requirements
	 Submit applicable documentation in the Development Application to demonstrate how the objectives and development controls are satisfied.
	 Any application for development within the light industrial area south of Annangrove Road as shown in Map Sheet No.6 of this Section of the DCP must provide details of proposed external colours, materials, finishes and landscaping and any other supp...
	2.28. DEVELOPER CONTRIBUTIONS

	Applicants should refer to Council's Section 94 Contributions Plan No. 11 - Annangrove Light Industrial Area.
	2.29.  SEX SERVICES PREMISES

	Refer to Appendix B for development controls specific to sex services premises.
	2.30. EDWARDS ROAD PRECINCT

	Refer to Appendix C for development controls specific to development within the Edwards Road Precinct.
	2.31. NORTH ROCKS EMPLOYMENT PRECINCT

	3. INFORMATION REQUIRED FOR A DEVELOPMENT APPLICATION
	3.1. OCCUPATION / CHANGE OF USE OR INTERNAL ALTERATIONS

	 The building to be occupied
	 Car-parking spaces allocated to that building
	 Location of any signs to be erected
	 Elevations
	 Statement outlining the exact nature of the proposed business;
	 The proposed hours of operation;
	 The number of employees;
	 Information regarding deliveries (the number of expected deliveries each week, the types of vehicles/truck expected, approximate times they would be expected);
	 The number of car spaces allocated to the unit with reference to Part C Section 1 – Parking; and
	 Compliance with any other relevant objectives and/or development control of this section of the DCP.

	Note. Refer to Part A – Introduction section 4.0 for general lodgement requirements and detailed requirements to be included in each of the above documentation.
	3.2. NEW DEVELOPMENTS, EXTENSIONS OR REDEVELOPMENT OF EXISTING SITES
	 Types of materials with samples;
	 An assessment of potential noise impacts on adjoining developments.

	 Floor Plan (existing and proposed)
	 Elevations
	 These plans are to be in accordance with Part C Section 3 - Landscaping.
	 Existing and proposed levels/contours.
	 Signs to be erected/replaced.
	 See Part C Section 2 – Signage and the Fact Sheet for Advertising Signs.
	 A colour perspective of proposed building(s) is required.
	4. REFERENCES
	APPENDIX A – PRECINCT BASED DEVELOPMENT CONTROL PLANS
	APPENDIX B – DEVELOPMENT CONTROLS FOR SEX SERVICES PREMISES
	B1 INTRODUCTION
	B1.1  LAND TO WHICH THIS APPENDIX APPLIES
	B1.2  AIMS AND OBJECTIVES OF THIS APPENDIX

	(i) To ensure sex services premises are appropriately located where they do not impact adversely on the character or amenity of the area, and in particular upon residences or other sensitive uses.
	(ii) To ensure that sex services premises are discretely situated and not prominent within an area.
	(iii) To avoid the concentration of sex services premises or potential creation of ‘red light districts’.
	(iv) To optimise the safety and security of sex services premises.
	B1.3  DEFINITIONS

	B2 OBJECTIVES AND DEVELOPMENT CONTROLS

	 Part C Section 1 - Parking
	 Part C Section 2 - Signage
	 Part C Section 3 - Landscaping
	B2.1  LOCATION


	Objectives
	(i) To ensure sex services premises are located where they do not impact adversely on the character and amenity of the area, and in particular upon residences or other sensitive uses.
	(ii) To ensure that sex services premises are not concentrated in areas to the extent that their presence is a dominant feature of any streetscape.

	Development Controls
	(a) No sex services premises is to be located within a 300 metre radius from the boundary of the nearest property containing any existing, proposed, or approved activity listed below:
	Place of public worship, educational establishment,  restaurant or cafe, community facility, child care centre, hospital, health consulting rooms, medical centre, railway station, bus stop, taxi stand, recreation area (such as a public park or childre...
	Where any of the above uses are located in a unit within an industrial complex, the required 300m distance shall be measured from the individual unit.
	The 300m shall be measured as a linear measurement from any boundary of the property on which the premises are located.
	(b) No sex services premises is permitted to have frontage to or be located within 100m of a classified road.

	Submission Requirements
	 Location Analysis including a map demonstrating the required distance from all of the classified roads and uses listed above both within The Hills Shire and any adjoining Local Government Area.
	 Social Impact Assessment undertaken by a professional with expertise in social impact assessments. Refer to Part A – Introduction of the DCP for the full details required to be submitted.
	B2.2  OPERATION AND MANAGEMENT

	Objective
	(i) To ensure that sex services premises operate in a manner that is compatible with adjoining and surrounding land uses.

	Development Controls
	(a) Sex services premises must be operated in a discreet manner, so as not to cause disturbance from noise, lighting, advertising or the activities of employees or customers.
	(b) The interior of the premises must not be visible from any place in the public domain.
	(c) All activities and displays associated with the operation of the sex services premises shall be contained wholly within the building.
	(d) Window displays are not permitted and under no circumstances shall the workers display themselves in the windows or doorways of the subject premises.
	(e) No merchandising relating to the sex services premises is to be displayed at any entry or access corridor including stairwell to the premises.
	(f) Spruikers (staff at the door or outside the premises who encourage patrons to enter) are not permitted in the operation of any sex services premises.
	(g) A reception/waiting area shall be provided for clients within the front of the premises and this area shall be kept transparent at all times.
	(h) Adequate security measures are to be in place, to ensure the safety and well-being of staff and clients whilst the premises is operational.
	(i) All sex services premises shall comply with the relevant provisions of the "Health and Safety Guidelines for Brothels" published by WorkCover NSW.
	(j) A public address system or sound amplifying equipment shall not be installed in or on the premises.
	(k) The preparation and serving of food and drinks to clients is not permitted.

	Submission Requirements
	 Security and lighting, waste management, cleaning, dealing with antisocial behaviour, worker and client health education, laundry and parking arrangements.
	 Name and contact details of the operator(s) and manager(s);
	 ABN, registered business name, trading name and insurance.
	 Record keeping procedures for employees;
	 The procedure for recording and dealing with complaints regarding the operation of the premises or the behaviour of visitors arriving or leaving the premises;
	 All of the above information, approvals for the establishment of the premises, the Plan of Management are to be made available to the public and be kept on the premises at all times.  Confidential information on employee details is not expected to b...
	B2.3 SAFETY AND SECURITY

	Objectives
	(i) To maximise the safety and security of patrons, clients and workers at all times.
	(ii) To reduce the likelihood that sex services premises will be associated with criminal activities.

	Development Controls
	(a) Security surveillance equipment shall be installed throughout the premises with cameras located in every major area of public activity, particularly public entries, hallways, stairs and car parking areas. The equipment shall be monitored from a ce...
	(b) Surveillance footage shall be recorded, labelled with times and dates and kept for a minimum of one (1) month, and shall be made available to the Police and Council on request.
	(c) Any room used or capable of being used for prostitution shall be provided with an alarm or intercom which connects back to a central base that is to be monitored.
	(d) The premises and car parking area is to be well-lit.

	Submission  Requirements
	B2.4 HOURS OF OPERATION

	Objectives
	(i) To ensure that the operation of sex services premises is compatible with adjoining land uses.

	Development Controls
	(a) The hours of operation are restricted to 7am – 11pm, Monday to Saturday, with no operation on  Sunday or Public Holidays.
	In all circumstances, any consent issued for sex services premises will be limited to a twelve-months trial period.  At the expiration of this trial period, a further Development Application will be required to be submitted to Council.
	Council will assess if the sex services premises has been operating in a satisfactory manner.  Should investigations prove that the sex services premises has had a negative impact on the adjoining and surrounding properties, a further consent will not...

	Submission Requirements
	B2.5 SIGNAGE
	Refer to Section 2.5 of Part C Section 2 – Signage.

	B2.6 HEALTH

	Objectives
	(i) To ensure sex services premises comply with the relevant health and building regulations.
	(ii) To protect the health of workers and clients.

	Development Controls
	(a) All sex services premises shall comply with the relevant provisions of the "Health and Safety Guidelines for Brothels" published by WorkCover NSW.
	(b) All sex services premises must be fitted with the necessary services and facilities required under the Building Code of Australia.
	(c) A separate rest area with toilet facilities and amenities shall be provided for staff use only. This area shall not be used for the purpose of prostitution.
	(d) Each room to be used or capable of being used for the purposes of prostitution shall contain all sanitary facilities consisting of a toilet, hand wash basin with warm potable water, and shower.
	(e) The premises are to be ventilated in accordance with the requirements of the Building Code of Australia.

	Submission Requirements
	B2.7 CAR PARKING
	B2.8 DISABILITY ACCESS

	Objectives
	(i) To ensure adequate and appropriate access to the premises and its facilities is provided to a person with a disability.

	Development Controls
	(a) Access for people with a disability must be provided in accordance with the Building Code of Australia (BCA).
	(b) All common areas and facilities including toilets are required to be designed to be suitable for use by people with a disability.

	Submission Requirements
	B2.9 WASTE

	Objectives
	(i) To ensure the safe and adequate storage, handling and disposal of waste.

	Development Controls
	(a) Contaminated waste must be collected and disposed of by persons holding the appropriate licence from the Office of Environment and Heritage.  Used condoms must be double bagged and placed in specific and clearly marked waste receptacles on the pre...
	(b) All premises must comply with any guidelines   issued by the Department of Health and WorkCover Authority.
	B2.10 NOISE


	Objective
	(i) To ensure that sex services premises operate in a manner compatible with adjoining land uses.

	Development Controls
	(a) No transmission of vibration to a place of different occupancy;
	(b) Limitation on sound levels to be no greater than background levels (AS 1055 – Acoustics);
	(c) No offensive noise as defined under the Noise Control Act.

	Submission Requirements
	 Statement of Environmental Effects

	APPENDIX c – DEVELOPMENT CONTROLS FOR the edwards road precinct
	C1 INTRODUCTION
	C1.1  LAND TO WHICH THIS APPENDIX APPLIES
	C1.2  OBJECTIVES OF THIS APPENDIX

	(i) Improve the visual connection between development and the public realm by encouraging a visually attractive streetscape.
	(ii) To promote safe and efficient vehicular movement within the Edwards road Precinct.
	(iii) Facilitate safe and convenient pedestrian movement.
	C2 OBJECTIVES AND DEVELOPMENT CONTROLS
	C2.1 DEVELOPMENT SITES

	(i) To ensure development sites have sufficient areas to provide adequate access, parking, landscaping and building separation.
	(ii) To provide for the orderly development of land through subdivision or the consolidation of lots.
	(iii) To ensure development on a particular site has due regard to adjoining developments.
	C2.2 SETBACKS

	(i) To create a visually attractive and consistent streetscape.
	(ii) To provide an effective buffer to preserve the natural features and creeks in accordance with Council’s ESD objective 4.
	(iii) To protect privacy and amenity of any adjoining land uses.
	(iv) To provide a desirable and aesthetically pleasing working environment.
	(c) The setback to a creek is to be no less than 40 metres from the top bank of the creek or otherwise to the requirements of the Office of Water.
	C2.3 BUILDING MATERIALS

	i) To promote integrated, visually harmonious and attractive buildings in industrial areas.
	ii) To promote the use of materials that involve minimal impact on the environment in accordance with Council’s ESD objective 5.
	C2.4 FENCING

	(i) To ensure that fencing does not detract from the overall visual amenity and character of the area.
	C2.7 VEHICULAR ACCESS

	(i) To ensure the safety of all road users in industrial areas.
	(ii) To ensure that vehicles can enter and exit premises in industrial areas in a safe and efficient manner.
	(iii) To maintain the performance of roads that provides an arterial or sub-arterial function.
	C2.8 FLOODING








