
Mt Carmel Drive, Box Hill
Construction of a seven storey mixed use development with a roof terrace, comprising 

a café, commercial tenancies (business premises), gym, child care centre and office 
premises, with an adjoining three storey car park, an additional at-grade parking lot to 
the north of the site, and associated landscaping, and vehicular and pedestrian access

APPLICANT & DEVELOPER – MOGUL STUD PTY LTD



The following specialist reports were submitted with the application:

Specialist Reports & Investigations

Report Prepared By Conclusions

Aboriginal Heritage Impact Permit NSW Office of 
Environment & Heritage

OEH has considered the application and supporting information provided, and matters under section 90K 
of the NPW Act and has decided to issue an AHIP subject to conditions.

Access Report Morris Goding Access 
Consulting 

The proposed drawings indicate that accessibility requirements, pertaining to external site linkages, 
building access, common area access, sanitary facilities and parking can be readily achieved.

Acoustic Assessment Renzo Tonin & 
Associates

Provided the recommendations in Section 8 are implemented, the development is deemed acceptable for 
use during the proposed hours of operation.

BCA Report BCA Logic The architectural design documentation as referred to in report has been assessed against the applicable 
provisions of the Building Code of Australia, (BCA) and it is considered that such documentation complies 
or is capable of complying with that Code.

Geotechnical Assessment Report JK Geotechnics The fill on site to comprise engineered fill, and suitable to support the proposed development, on 
condition that additional testing of any fill by Standard Penetration Testing (SPT) or Cone Penetration 
Testing (CPT) be completed within the footprint of the proposed on-grade parking lot.

Land Use Suitability Assessment ERM ERM concludes that the Site is suitable for future ‘Commercial / Industrial’ land use (NEPC, 2013) without 
the need for further investigation, remediation or management.

Transport Impact Assessment Stantec The proposed supply of 260 parking spaces is considered appropriate and meets the applicable statutory 
requirements. The proposed parking layout is designed in accordance with the dimensional requirements 
as set out in DCP 2012 and Australian Standard for Off Street Car Parking (AS/NZS2890.1:2004 and 
AS/NZS2890.6:2009). The traffic generated by the proposed development is consistent with that already 
considered as part of masterplanning for the Box Hill precinct. The proposal is not expected to 
compromise the function or operation of the surrounding network and can be supported from a transport 
perspective.





The Site
The subject site is located on the northern side of Windsor Road, a classified road, and approximately 250m to the east of Boundary Road in Box Hill. It comprises Part Lot 103 
and Part Lot 106 in DP 1257660.

The site area of the development site is 9,367.3m2 including the car park sites, and 
3,469.5m2 for the commercial building site. 

An approval for a mixed use development under DA407/2019/JP (as modified) will 
see the development of the Box Hill Inn Village shopping centre, located to the 
west of the subject development site. Part of that application includes a new 
unnamed road (urban way) located to the north of the proposed development, as 
seen on the plans. 

Earthworks are currently being undertaken on the site in accordance with 
approvals under previous development applications. Prior to earthworks, the site 
was used as rural lands with a gentle slope that graded towards the creek line to 
the west of the site and also to two dams located further to the east of the site. 



Site Context
The site is located in the Box Hill Precinct, which forms part of The Hills Growth Centre 
under the SEPP (Precincts – Central River City) 2021. The site and adjoining land are 
generally currently vacant former rural lands and/or undergoing earthworks to cater 
for future development including new road connections. As such, the existing 
surrounding development is not indicative of the future character of the locality, as 
prescribed by the planning controls. 

The subject site has good access to public transport and is located 200m from a bus 
stop on Windsor Road, which provides transport to Riverstone, Rouse Hill and 
surrounding suburbs. It is anticipated that the site will also be connected to future bus 
services that operate on Mount Carmel Drive when it becomes operational.

The site plays an important role within the broader context of the North West Growth 
Centre. Identified as Box Hill Inn Village within the Box Hill DCP 2018, the site is a key centre 
offering services and facilities to local residents and employees. The site is strategically 
located within the B7 Business Park and in close proximity to IN2 Light Industrial zones to 
the north, east and west, which will provide future employment lands, and residential uses 
to the south.

The figure below illustrates the zoning of the broader site and the general strategic context. 
The location of the proposed mixed use development and the proposed off-site parking lot 
are indicated by blue stars.



Background

The site has been subject to a number of previous development applications including bulk earthworks and the construction of 
Mount Carmel Drive. A summary of development applications that are relevant to the site are listed and described within the 
Statement of Environmental Effects submitted with the application, and the key approvals are listed below. 

1327/2014/ZB - This application has been approved and proposed bulk earthworks and creek rehabilitation for a large area of the 
Box Hill precinct, including the subject site. The scope of the proposal was limited to earthworks required to provide platforms
above the 100 year flood level suitable for residential development. The application also included rehabilitation work to First Ponds 
Creek, Killarney Chain of Ponds and its tributaries and the construction of the first regional detention basin to allow the 
development of Stage 1 of the Precinct.

573/2017/ZB - Approved 7 June 2017, this application approved the construction of Mount Carmel Drive from an intersection on 
Windsor Road to the Stage 2 development area. Notably, this is the part of Mount Carmel Drive that directly adjoins the site to the 
east. Works in relation to this approval are currently underway.

407/2019/JP - A development application was lodged within Council on 5 September 2018 and subsequently refused by Council. 
An appeal was lodged against the refusal to the Land and Environment Court, and a conciliation conference was held on 6 March
2020 where an agreement was reached and development consent was granted for: ‘Construction of a mixed use development 
comprising a major supermarket retailer, a “mini major” retailer, 19 speciality stores and 12 non-retail tenancies, associated 
storage, lobbies, landscaping and signage and car parking containing 538 spaces on the land at 745 Windsor Road, Box Hill’.



Pre-DA Consultation 

In preparing this DA we had several meetings with Hills Shire Council. A pre-lodgement meeting occurred on February 4, 2022. At 
that meeting a number of issues were raised which have been addressed in this DA submission. It is noted that the panel was 
generally supportive of the proposal.

The following key issues were raised at the pre-DA meeting on February 4 2022 and subsequently addressed in the proposal as 
follows:

Issue: Setback encroachments should be outlined for each floor of the proposed building to the road as if it were a public road.
Response: Setback encroachments have been marked on the plans accordingly.

Issue: The lack of parking on the subject site and reduction in parking relating to approved development on the adjoining site is to
be addressed. The status of the 100 space carpark is to be clearly outlined as temporary or permanent. Ideally compliant parking
should be provided on the subject site.
Response: A detailed review of parking was conducted resulting in additional parking sites being included in the DA to ensure 
compliance.

Issue: Planning controls for child care centres are to be complied with.
Response: The child care has been designed by a specialist child-care designer according to state government regulations.



The Proposal - Building
North Elevation  (Urban Way)

South Elevation

East Elevation (Mt Carmel Drive)

West Elevation

The proposal is for a seven storey mixed use development with 
associated parking, landscaping and signage. The proposal will 
provide a café at the ground floor, with outdoor seating and 
landscaping to add to the village-like atmosphere established by the 
approved development on the site. The proposal includes a gym 
(approximately 1,464m2 in size), a child care centre (approximately 
671m2 in size with approximately 725m2 of outdoor space), business 
premises and office premises, as well as a communal roof top 
terrace.

This area of the site was reserved for future development under the 
previously approved mixed use development on the site under 
DA407/2019/JP. The mixed use building is designed to respond to 
the corner of the site, addressing two street frontages, whilst 
complementing the approved access and parking layout for the rest 
of the site. 

The proposed child care centre will provide education and care for 
100 children of 0-5 years of age and will likely operate between 7am 
- 6pm Monday to Friday (excluding public holidays). A detailed Plan 
of Management (PoM) will be submitted in conjunction with an 
Occupation Certificate, providing guidelines and controls for the 
operation and management of the proposed childcare centre.

The fit out of the café, gym, and commercial and office spaces will be 
subject to future development applications.

Project Data

Proposed 
development

Site Area 9,367.30m2

Developable Site Area 3,469.50m2

Existing Southern 
Carpark Site

2,211.2m2

Proposed Northern 
Carpark Site

3,686.6m2

GFA Commercial 6,330.7m2

Gym 1,635.5m2

Childcare
712.8m2

Total GFA 8,679m2

FSR* 2.5:1

Site Coverage 1793.8m2 (15.7%)

Parking Cars 314

Motorbikes 8

Bicycles 8

Deep Soil Area 570.9m2 (16.5%)



The Proposal – Parking & Access

SITE PLAN

Parking will be provided within the building footprint at the 
ground and first floor levels, and adjacent to the building 
within a 3 storey parking structure with an open air top 
level. The proposed parking structure will sit above the at-
grade parking area previously approved on the site under 
DA407/2019/JP. The proposed parking structure will be 
integrated well within the site, in relation to the approved 
vehicle and pedestrian layout and access arrangements.

Additional parking is also proposed to the north of the site, 
on the northern side of the approved urbanway, within a 
new at-grade parking lot. The proposed parking provision is 
considered necessary to accommodate the proposed 
development and subsequent land uses.

As per the previously approved development on the site 
under DA407/2019/JP, vehicle access to the site will be 
provided via four driveways: one to Windsor Road providing 
access to the site only; one to Mount Carmel Drive providing 
access and egress to the site; and two driveways to the new 
unnamed road to the north, both providing access and 
egress. Access to the site from Windsor Road will be 
provided by the dedicated left turn deceleration lane on the 
northern side of Windsor Road, as approved under 
573/2017/ZB and to be built as part of the Windsor Road 
and Mount Carmel Drive upgrade
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Specialist Reports & Investigations – Transport Impact 
An Assessment of Traffic and Parking Implications Report has been prepared by Stantec and submitted with the application.

The Traffic report makes the following conclusions:

• The proposal generates a Hills Shire Council DCP 2012 parking requirement of 355 spaces and TfNSW Guide to Traffic Generating Developments 
requirement of 276 spaces. Following pre-DA consultation with Council, application of the TfNSW rate for the commercial parking results in a parking 
requirement of 260 spaces.

• The proposed supply of 260 parking spaces is considered appropriate and meets the applicable statutory requirements. All parking will be 
accommodated within the dedicated car parks, with the at-grade car park on the northern side of Urban Way ensuring appropriate use and managing of 
demand profiles across the day.

• The demand profiles of the various uses are expected to be such that peak demand is unlikely to occur at the same time, allowing for easy use of 
available parking across the day and week. The proposal will also include a proportion of linked trips, further reducing the overall parking demand.

• On-site waste collection is proposed on the ground level adjacent to the multi-deck car park and adjacent to the internal road being delivered as part of 
the Business Park Village. The area can accommodate waste trucks and all service vehicles up to 8.8-metre-long medium rigid vehicles.

• Swept paths of all relevant design vehicles has been completed and illustrate appropriate access arrangements and car park circulation for all on-site and 
adjacent car parks. All vehicles will enter and exit all car parks in a forward direction.

• The traffic generated by the proposed development is consistent with that already considered as part of master planning for the Box Hill precinct. 
Detailed strategic traffic modelling has already been completed and approved as part of master planning and hence additional detailed intersection 
modelling has not been completed as part of this proposal.

• The proposal is not expected to compromise the function or operation of the surrounding network and can be supported from a transport perspective.



Specialist Reports & Investigations – Design Statement

A Design Statement has been prepared by Tony Owen Architects and was submitted with the application.

The Statement details the design of the proposed development, and the reasoning behind the architectural choices in relation to circulation, massing and 
scale, and green space. 

A summary of the Design Statement is provided below:

1) Circulation.
• We have analysed the vehicle circulation both along Mount Carmel Drive as well as internal circulation in the centre. We have located parking and 

loading access points to fit within the circulation patterns of the centre and master plan.
• We have considered the pedestrian circulation within the centre and adjoining streets. This includes potential pedestrian circulation between the 

centre and the office building.

2) Massing and scale
• Consideration of the fit between the massing of the centre and the offices
• Ensuring the office does not obstruct view corridors between the centre and Windsor Road to maintain retail frontage.
• We have analysed the architectural features in the centre, as well as identified locations for architectural features for the office building. We have 

located key architectural features in order to integrate and compliment the centre. As such the two buildings combine to form a gateway into the 
precinct.

3) Green space
• We have considered the pattern of green spaces and how they integrate with the surroundings and the centre.
• We have proposed green spaces as a buffer to the centre, to create an entry sequence to the office building and to create public space for relaxation 

and dining.



Items for further consideration 
– massing & scale

The massing of the building has been designed 
based on a precinct analysis.

The site has a maximum height of around 26m. 
Portions of the building containing rooftop plant 
and loft motor rooms exceed the overall 
allowable height of 24m. It is noted that in the 
Pre-DA meeting, that council were comfortable 
with this exceedance and did not request that it 
be reduced. 

The proposal generally complies with the 
setbacks and envelope for the site. The DCP 
requires a 5m street setback. This is achieved on 
the north, east and west frontages. (This is 
complicated as the site boundary to the north 
includes the sidewalk). The proposal maintains a 
20m separation to the centre to the west.



Items for further consideration – site coverage & deep soil

Deep Soil
570.9m2 (16.5%) of deep soil provided. 
The provision of deep soil area is 
considered appropriate, despite the 
non-compliance, given quality deep soil 
areas are provided around the site 
frontages. A number of tree plantings 
are proposed on the site, as well as new 
shrubs and accent planting, which will 
provide a quality landscape setting, 
consistent with the approved 
development on the site. Landscaping is 
also provided to the car park to the 
north of the site, and to the child care 
centre at Level 3 of the proposal.

Site Coverage 
The proposal has a site coverage of 1793.8m2 (51.7%). Given the lack of impacts which result from the 
proposed scale of development, and the minor non-compliance, the proposed site coverage is considered to 
be appropriate for the site. The proposal will respect the approved developments on the site, including the 
approved road layout, provide compliant building setbacks, and will not appear to be excessive in bulk of 
scale.
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