
 

 

 
 
01 August 2025 
 
 
Ms Lucinda Craig 
Department of Planning and Environment 
Uploaded to Planning Portal 

  
  
  
  

Our Ref: 56/2024/PRE 
Your Ref: PAE-97925968 

SSD-76190964 
 
Dear Ms Craig 
 
 
Build-to-Rent Housing, Co-Living Housing and Commercial Development 
Lot 19 DP 280013, Tempus Street, Rouse Hill (Rouse Hill Town Centre) 
 

 
The following comments are provided for consideration of the Department in the assessment of the 
subject application. The Department’s time limitations mean that these comments highlight high-
level issues only based on a limited review by Council staff. 
 
In broad terms, the proposed uses are not supported by Council staff on this site. As outlined 
below, increased residential development is not needed on this site and is not anticipated by the 
strategic and statutory planning framework, which identifies commercial/non-residential outcomes 
for this land. If additional building mass is suitable for the site, it would be preferred if this was 
occupied by employment generating uses, rather than residential uses. 
 
A copy of Council’s prelodgement notes are attached for your consideration. 
 
1. Development Comments: 
 
a. Concerns are raised in regard to the proposed height and use of the development in regard 

to its inconsistency with the approved Masterplan (DA 1604/2004/HB as amended) and 
Precinct Plan (DA 1581/2005/HB as amended). 
 



 

 

The proposal should be amended to reduce the height and provide commercial uses in 
accordance with the previous approvals in place. This would result in the site being used for 
commercial, retail and community uses and the height being a maximum of five storey 
(height as per approved Precinct Plan 1581/2005/HB). 
 
You are requested to review the applicant’s proposal in regard to lodging later modification 
applications to exclude Lot 19 (the subject site) and determine whether this is the 
appropriate way forward. 
 

b. The Masterplan referred to a total of 1800 dwellings within the Regional Centre as a whole. 
To date a total of 2165 dwellings (comprising apartments, affordable rental housing, 
integrated housing and single dwellings) have been approved. The subject application will 
result in a total of 2608 dwellings which exceeds the Masterplan. See further comments 
below in regard to residential development on the site. 
 

c. Whilst it is acknowledged that the site adjoins the Metro and bus links, concerns are raised 
regarding the adequacy of parking provided for the development. Given the high car 
ownership in the Shire, the parking provided is unlikely to address the needs of future 
residents. 
 

d. Undertake a full assessment of the proposal in regard to compliance with the approved 
Masterplan (DA 1604/2004/HB as amended) and Precinct Plan (DA 1581/2005/HB as 
amended) including the relevant Design Guidelines. 

 
2. Forward Planning Comments: 
 
a. The proposal is inconsistent with the Rouse Hill Strategic Centre Precinct Plan which was 

adopted by Council in November 2023. The Precinct Plan identifies employment generating 
uses for this site, noting that residential development on this site would be beyond the 
capacity of the necessary existing and planned infrastructure. The residential growth 
identified in this Precinct Plan is envisaged on other sites, without providing the necessary 
supporting infrastructure. The proposal fails to deliver on the envisaged commercial 
outcomes, as the Precinct Plan anticipates significantly more commercial floor space than 
is proposed in this application. The proposal also fails to adequately address breaching the 
maximum building height of 8 storeys identified in the Precinct Plan and does not provide 
the identified continuous awnings fronting Tempus Street, as envisaged in the Precinct 
Plan.  
 

b. The SSD application notes that the development is subject to Contributions Plan No. 8 
Kellyville/Rouse Hill and the applicant anticipates that the development will be levied 
accordingly under this Plan for open space and recreation, roadworks, community facilities 
and drainage. 
 
The subject site is identified for commercial purposes under the Rouse Hill Town Centre 
Master Plan concept development application. Any residential development on the subject 
site is therefore unplanned and not catered for under Contributions Plan No. 8 – 
Kellyville/Rouse Hill. As such, any funds collected under the Plan would be inadequate to 
complete the necessary infrastructure upgrades that are required to support a residential 
development of this scale, and an alternative infrastructure solution is required to address 
the infrastructure demand arising from the proposed development. 

c. Council’s prelodgement advice dated 6 March 2024 identified the need for a Letter of Offer 
to be accompanied by any application for residential growth. This approach is consistent 
with other development consents in the area for residential growth in excess of what is 
anticipated under Contributions Plan 8. Reference is made to DA 1225/2023/JP where a 
development application was approved for a high density residential development, which 



 

 

was accompanied by a Voluntary Planning Agreement to cater for development in excess 
of the growth envisaged under Contributions Plan 8. 
 

d. The application should be accompanied by infrastructure analysis that considers the 
demand generated by the proposed development and includes contributions towards 
infrastructure upgrades within a Letter of Offer, particularly with respect to traffic and 
transport items and active and passive open space. 

 
e. If the Department requires contributions conditions, these should be requested from 

Council following the assessment of the application. 
 
2. The applicant should provide plant quantities and individual plant symbols for plants rather 

than have them shown as mixes.  
 
3. It is recommended that compliance with the acoustic report be a condition of approval. The 

acoustic report also predicts noise exceedances for construction and it is important that a 
Construction Noise Management Plan be prepared and conditioned to be implemented.  
 
The Construction Environmental Management Plan (CEMP) for the construction phase of 
the project is to include protocols to address any unexpected finds which may be encounter 
during potential targeted minor excavations as part of the proposed development.  

 
4. Engineering Comments: 

 
a. A stormwater report is required detailing the stormwater strategy for the development. The 

strategy is to be reflected on the stormwater plans.  
b. The capacity of the existing stormwater to which this development discharges into must be 

checked/ analysed. The street pit is not to surcharge for all minor events up to the 10 years 
ARI and up to the 20 years ARI for a sag pit.  

c. OSD details such as cross section plans, Discharge Control Pit details, top of water levels 
etc. is to be provided on the stormwater plans along with calculations comply with the 
Upper Parramatta River Catchment Trust Handbook (UPRCT) parameters for the 
Hawkesbury Catchment. The OSD will need to be designed for the drowned condition.  

d. The grade for the driveway crossover between the kerb and the property boundary is to be 
between 2-4%. 

e. The entry to the site is to be splayed to allow for the largest vehicle entering the premise 
and a B99 vehicle to manoeuvre concurrently 

f. The waste vehicle loading bay is to be clear of the aisle so two way traffic flow can be 
maintained in the aisle at all times.  

g. Turning bay are to be provided at the termination of blind aisles. 
h. The Geotechnical Report prepared by Martens dated 13 March 2025 indicates that 

groundwater was not encountered during the ground water investigation however a 
basement pump out system is still required to attenuate seepage and any tracked in water 
from the basement entry. This is required to be demonstrated on the stormwater plans.  

i. If the developer redesigns their waste collection to have a separate service entry, they will 
need to provide adequate splays in the driveway to ensure that waste vehicle can 
manoeuvre in/ out without encroaching into oncoming traffic. This will need to be supported 
with the provision of swept paths. In addition, an amended traffic report will need to be 
provided supporting the separate driveway and addressing sight distances, grades, 
clearance heights etc.  
 

5. Waste Comments: 
 
Council staff raise significant concerns relating to waste storage and collection for the 
proposed development. As Council will be servicing the residential components of the 



 

 

development, these concerns must be addressed to ensure that waste collection can be 
undertaken in a safe manner and consistent with the DCP. The same concerns also relate 
to commercial waste vehicles accessing the site for collection purposes.  

 
a. The size and the location of the turntable is not suitable and cannot be supported. 

 
i. The 12.5m long Heavy Rigid Vehicle overhangs at both ends when parked at the 

turntable. This has potential for the truck to conflict with cars parked in the car 
parking spaces directly adjacent to the turntable when in operation (turning around). 

ii. When a waste collection vehicle is parked at the turntable and collecting bins it 
blocks access to a significant number of car parking spaces behind the turntable. 
This is noted as a significant concern as the scale of the development requires 
intensive waste collection frequencies. 

• Residential waste will be collected: 2 x a week for garbage and 2 x a week for 
recycling by a HRV sized vehicle. 

• Commercial waste (as proposed) will be collected: 3 x a week for garbage and 3 x a 
week for recycling. It must be noted that commercial waste collection vehicles have 
the potential to be collected at a higher frequency perhaps even daily. 

 
It is strongly recommended that a redesign is implemented to provide a loading bay that is 
located off the internal driveway aisle ensuring the standard 12.5m long HRV (AS2890.2) 
does not impeded internal traffic or parked cars. Ideally, for a development of this scale, 
separate loading bays (sized for the 12.5m long HRV) for the residential and commercial 
collection vehicles are to be provided, however given the limited constraints of the site, the 
implementation of a Loading Dock Management Plan may be supported as long as it can 
be confirmed that Council’s waste collection vehicles will be prioritised to ensure residential 
bins can be safely collected. Residential waste collection may occur anytime between 5am-
5pm on the scheduled collection days. Specific times cannot be guaranteed. 
 
It must also be noted that the suggested consolidation of waste collection by a private 
waste contractor cannot be supported by Council. Council is legislated by the Local 
Government Act 1993 to apply a domestic waste management charge to the development 
and therefore will take the responsibility to service the residential component of the 
development.  
 

b. The residential bulky waste room is located in basement 2. This must be relocated to be on 
the same level and open directly onto the loading area. This is because Council’s bulky 
waste collection service will be conducted onsite with collection staff accessing the items 
directly from within the room. The proposal for the building caretaker to transport bulky 
waste into the bin holding room on basement 1 is not supported as: 
 

i. This will conflict with space for bin collection staff to access the bins.  
ii. Given the significant scale of the development and the expected volumes of bulky 

waste, there is no space to place bulky items to be placed in the bin holding room. 
iii. Given the above two points, the only other option would be to present items at the 

loading area/turntable which will not work as this would conflict with truck 
manoeuvring space and also pose serious safety issues rendering the turntable 
unusable. 

 
c. The commercial bin room is located in basement 2. This must be relocated to be on the 

same level and open directly onto the loading area. The commercial bins must not be 
placed in the residential bin holding room, and similar to the reasons in point (b) above, if 
presented at the loading area, will conflict with truck manoeuvring space and turntable 
operations. 
 



 

 

d. There is potential to reduce the size of the chute termination room under Tower A. The 
chute termination room is only required to store enough bins to hold 2 days worth of waste. 
The current design shows 10 x 1100L bins and 14 x 660L bins in the chute room. 
 

e. A dedicated in-shaft goods personnel hoist must be provided to transport bins between 
levels. The hoist must have minimum dimensions: 3m x 2.4 platform (approx. 3m x 3m 
shaft). It is not clear on the plans if the hoist has been provided in the proposal. Bins and 
bulky waste must not be transported over vehicle access ramps.  
 

If you would like to discuss the above comments please contact Christian Webb, Senior Resource 
Recovery Planning Officer, on 9843 0509.  
 
One potential option is to provide a separate service entry leading to a dedicated loading bay at 
grade. This service entry may incorporate the turntable suitable for the 12.5m long HRV 
(AS2890.2) to assist trucks in achieving forward in and forward out manoeuvres to/from the site. 
The residential bin room, residential bulky waste room and commercial bin rooms will need to be 
relocated to open directly onto the loading bay at grade. This service entry must comply with 
AS2890.2 headroom clearance requirements of 4.5m. This is standard advice provided to RFB 
proposals with 400 or more units (see Council’s Guidelines for Planning Waste Management in 
New Developments – 4. Residential Flat Buildings). This option is envisioned to not only benefit 
waste storage and collections to the site but also potentially assists the site with other planning 
considerations as it leaves the basement for passenger vehicle access only. 
 
For further assistance, the following residential bin numbers apply to the proposal in its current 
design. This is the minimum number of bins the residential bin collection room must be designed to 
safely store. 
 
13 x 1100L garbage bins  
13 x 1100L recycling bins  
15 x 240L FOGO bins 
 
These bin numbers are based on the following waste generation rates and collection frequencies: 
Co-living 

• 80L garbage per room (compacted 2:1 ratio) 
• 80L recycling per room 
• 7.5L FOGO per room 

BTR 
• 120L garbage per unit (compacted 2:1 ratio) 
• 120L recycling per unit 
• 15L FOGO per unit 

 
Garbage collected twice weekly 
Recycling collected twice weekly 
FOGO collected twice weekly 
 
 
6. Waterways Comments: 

 
a. The flood report indicates the hydrologic and flood models used in the flood study were 

supplied by Council.  The models were sourced from Sydney Water. 
b. Flood modelling files are required to be provided and a detailed review of the flood 

modelling undertaken. The flood study is to be undertaken in accordance with Council’s 
flood modelling guidelines and requirements. 

c. Compliance with flood planning level requirements is required to be undertaken once a 
review of the flood models is completed. 

d. An assessment of whether the development will impact on flooding elsewhere is required 
once a review of the flood models is undertaken. 



 

 

e. The applicant is required to demonstrate the effect of wind-driven rain, via a sensitivity 
assessment, on the site’s hydrology as well as on overland flooding within and around the 
site.  Compared to its current vegetated state, the addition of more impervious areas 
including three high-rise buildings will significantly add more rain captured within the site 
and this needs to be considered in the design of the site’s stormwater management system 
and in the flood models.  The wind-driven rain’s angle of incidence can be taken as 45 
degrees.  

f. The area along the site’s eastern boundary between the new buildings and the existing wall 
of the Rouse Hill Town Centre (refer screenshot below) will be a ‘trapped’ area and can 
potentially flood when pits and pipes are blocked or fail during a major storm event.  At this 
stage, it is not clear whether an escape route for the trapped floodwaters is available or can 
be provided.  How flooding within this trapped area is addressed especially in consideration 
of wind-driven rain falling between the new buildings and the town centre is to be 
addressed. 

 

 
 
7. Traffic Comments: 
 
a. The traffic report has adopted traffic generation rates based on parking spaces and person 

trips, resulting in significantly lower volumes compared to traditional vehicle-per-dwelling 
unit rates. As a result, the traffic modelling may not reflect a worst-case scenario. 
Furthermore, the report does not detail how the commercial trip rates were determined. No 
references to the Sydney site averages of 0.69 and 0.53 trips per space can be found in 
TfNSW GTIA 2024 and Technical Direction TDT 2013/04a.  

 
b. It is not clear from the plans whether adequate pedestrian sight distance will be achieved at 

the proposed driveway access on White Hart Drive, and whether a smooth and continuous 
transition will be provided along the footpath across the proposed driveway and the 
adjoining driveway. The south elevation appears to show a wall on one or both sides of the 
driveway at the footpath, while the site plan indicates kerbs on either side of the proposed 
driveway, with an island separating it from the neighbouring driveway. Adequate pedestrian 
sight lines must be provided at the driveway in accordance with AS2890.1 – Off-Street 
Parking to ensure pedestrian safety. The footpath in front of the site must be flush with both 
the proposed and adjoining driveways to eliminate trip hazards and ensure compliance with 
the DDA requirements. 
 



 

 

 
 

c. Simultaneous two-way movements of the largest service vehicle and a B99 passenger 
vehicle must be accommodated at the proposed driveway entrance and exit point, with an 
8.8m Medium Rigid Vehicle (MRV) as the minimum design vehicle and a 12.5m Heavy 
Rigid Vehicle (HRV) as the minimum checked vehicle. The submitted swept path diagrams 
indicate that both the MRV and HRV are unable to pass a B99 vehicle at the proposed 
driveway access from White Hart Drive. 
 

Should you wish to discuss the above please contact me on 9843 0319. 
 
Yours faithfully 
 
 

 
 
Kristine McKenzie 
PRINCIPAL CO-ORDINATOR 
 
Attachment: Council Prelodgement Notes 6 March 2024 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 
 
 
 
 



 

 

 
 
 
 
 
 
 



 

 

 
 
 
 
 
 
 
 
 
 



 

 

 

 
 
 
 
 
 
 
 
 



 

 

 

 
 
 
 
 
 
 



 

 

 
 
 
 
 
 
 



 

 

 
 
 
 
 
 



 

 

 
 

 


