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• The Hills Showground Metro Station is located approximately 25 km 

northwest of the Sydney CBD, within The Hills LGA. 

• Doran Drive is one of three mixed use Precincts approved as part of the 

Hills Showground Station Concept Approval (SSD 9653). 

• The application has been lodged by Deicorp (the Applicant). In summary, 

it seeks approval for: 

• four residential towers above a 2-4 storey retail/commercial podium 

• 430 residential dwellings, including 22 affordable dwellings 

• six levels of basement car parking accommodating 765 car spaces

• communal open space and associated landscaping, outdoor public 
plaza (Doran Drive Plaza). 

• The proposal has a Capital Investment Value (CIV) of $171.8 Million and 

would generate approximately 400 construction jobs and 145 operational 

jobs.

Doran Drive Plaza Precinct
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• The Department of Planning and Environment (Department) publicly exhibited the Environmental Impact 
Statement (EIS) between 2 August to 30 August 2021 (29 days). 

• In response, the Department received: 

• two public submissions (1 objection and 1 comments) 

• an objection from Council 

• advice from 12 Government agencies.

• Council raised concerns over the proposed dwelling mix, setbacks, active frontages, and the relationship with 
the adjoining Castle Hill Showground. Council also raised concern about deep soil landscaping, car parking, 
building separation, flooding, and waste collection. 

• The key issues raised in the public submissions included inconsistencies with the Concept Approval, design 
excellence, economic impacts, traffic impacts, limited public benefit and affordable housing.

• Following RtS, Council advised that it maintains its objection to the proposed dwelling mix, arguing that the 
proposal should provide 20% three-bedroom apartments. In addition, Council provided comments regarding 
management and maintenance of public domain elements, flooding, and civil engineering matters. 

(Page V and Part 5 – Engagement section of the Report)
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South West elevation Proposed Doran Drive Plaza 



• Brief outline of Concept Approval, including whether more onerous requirements can be 
imposed (such as greater setbacks) 

• Design Excellence, including how the SRDP recommendations have been adequately 
addressed, particularly regarding: 

• Dwelling mix, including at the Site and across the Hills Showground Station Precinct 
• Provision of affordable housing 
• Traffic and transport o Car parking numbers o Vehicular and service access 
• Ongoing maintenance of the public domain

Items on DEPARTMENT MEETING AGENDA 

Built form Communal open space Public domain 

• Setbacks 
• Retail podium 
• Minimum building 

separation 
distances 

• Soil depth 
• Solar access 

• Activation 
• Solar access 
• Connectivity 
• Landscaping 



Concept Approval
• Determination documents 

• Approved Architectural Drawings View
• Showground Notice of Determination View
• Showground Notice of Decision View
• Showground Development Consent View
• Showground Assessment Report View
• Hills Showground Urban Design Guide

• Modification Application (MOD 1) to Concept Approval

• Modification Application (MOD 2) to Concept Approval

The Hills Showground Station Precinct (SSD-9653) Concept 
Approval established:ௗௗ

• concept subdivision, road hierarchy and precinct layout 
• maximum building envelopes ranging from 12 m to 68 m 
• maximum gross floor area (GFA) of up to 166,486 m², 

including up to 152,546 m² of residential accommodation 
and up to 13,940 m² of commercial premises 

• residential development of up to 1,620 dwellings 
• minimum 5% of all residential dwellings provided as 

affordable housing (for a minimum of 10 years) 
• open space and public domain areas 
• establish car and bicycle parking rates.  

On 10 December 2021, a modification application was 
approved increasing the non-residential car parking rates for 
Doran Drive Plaza Precinct to permit a maximum of 341 
spaces or 1 space per 32 m2, whichever is lower. 
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Built form

Location of site 

Proposed Doran Drive Plaza 

• The Hills LEP sets a maximum building height of 68 m and a maximum FSR of 4:1 for the site. 
• The Concept Approval established maximum building envelopes and other built form controls for the precinct, 

including: 
• a maximum building height of 68 m (21 storeys) 
• a maximum GFA of 51,065 m² 
• a maximum dwelling yield of 440.

The Concept Approval also included a Urban Design Guide to ensure the bulk and scale of the Doran Drive Plaza 
Precinct development would be compatible with the envisaged future character of the Hills Showground Station 
Precinct. The UDG establishes: 
• minimum building separation between the residential towers and adjacent development 
• maximum podium and towers heights (19 m and 68 m respectively) 
• maximum facade lengths between podium and the 7th storey of 50 m 
• maximum facade lengths above the 8th storey of 40 m, in addition to a maximum floor plate of 800 m².

(Part 6.1.1 - Built form sections of the Report)



(Part 6.1.1 - Built form sections of the Report)

With RtS submission, the Applicant amended the proposal by removing two levels from the eastern end of 
Building A and seven levels between Buildings C and D (represented as 1 and 2 respectively in Figure 16). The 
Applicant also removed all balconies and architectural elements which projected beyond the approved building 
envelope. 

The Department accepts the amended proposal (RtS)
• complies with the Hills LEP, having a maximum building height of 68 m and an FSR of 3.2:1 (maximum 

4:1) 
• complies with the Concept Approval, as it is fully contained within the approved building envelopes, has 

a maximum GFA of 51,065 m² and accommodates 430 dwellings 
• complies with the UDG, which is aimed at providing built forms that are compatible with the desired 

character of the area.



Building Separation 

The Department notes the proposed buildings have a 24 m 
building separation across the communal open space above 
the podium in accordance with the ADG requirements. 
However, the proposed building separation is less than 12 m 
between the internal elevations of Buildings A and B and 
Buildings C and D (Figure 26)

The Department has carefully considered the amenity and 
privacy outcomes of the proposed dwellings and is satisfied 
the proposed building separation is acceptable in this case 
because the separations between the towers are intended to 
mitigate the visual bulk and scale of the buildings and are 
not relied upon for outlook or primary light and ventilation for 
the dwelling. 

(Part 6.2 Residential Amenity section of the Report)



Communal Open Space

Location of site 

Proposed Doran Drive Plaza 

(Part  6.2.3 – Communal Open Space Section of the Report)

The Department notes:

 the amended layout allows for more solar access to the 

principal usable areas  

 circulation spaces have been relocated to the edges of 

the podium communal open space and overlap with sitting 

and planting areas to make them more usable 

 the application is supported by soil specification report, 

prepared by SESL Australia, that ensures adequate soil 

depth of 1.2 m is achieved and at least 70% native 

planting have been selected.



Setbacks

Location of site 
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(Part 6.1.3 – Setback - Built form section of the Report)



Setbacks

Location of site 
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Street Activation

Location of site 

South West elevation Proposed Doran Drive Plaza 
(Part 6.1.2 – Street Activation - Built form section of the Report)

Clause 9.6 The Hills LEP Active 
Frontage Map 

(Part 6.1.2 – Street Activation - Built form section of the Report)



Street Activation

Location of site 
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(Part 6.1.2 – Street Activation - Built form section of the Report)

The Applicant amended the podium

design to incorporate:

 a series of smaller built forms with 

varying facade types, stepped 

height, and articulation 

 increased glazing to maximise 

permeability and openness and 

improve activation along street 

frontages. 



Retail Podium & Connectivity

Location of site 

South West elevation Proposed Doran Drive Plaza 

(Part 6.1.2 – Street Activation and Section 6.1.5 – Design Excellence 
section of the Report)

• more natural light and visual connections

between the retail area and the street frontages.

• substantial glazing and a skylight within the

podium to increase natural light and improve

permeability and visual connections through the

site.



Doran Drive Plaza 

Location of site 

South West elevation Proposed Doran Drive Plaza 

(Part 6.3.1- Doran Drive Plaza sections of the Report)

The Department considers the design and layout of the Plaza

satisfies the various requirements of the UDG and satisfactorily

addresses the SDRP advice, noting the amended design of the

plaza will:

 include a 6 m wide pedestrian thoroughfare consistent with 

the requirements of the UDG

 provide weather protection with wide awnings to all active 

frontages 

 coordinate the pedestrian crossing with the landscaping 

and plaza design to assist in creating a seamless 

connection between the Metro station and the Castle Hill 

Showground

 incorporate public art to showcase the relationship of the 

site to Cattai Creek, which also strengthen the proposal’s 

response to Connecting with Country and landscape design

 include interpretative signage as part of their Connecting 

with Country response. 



RTS Appendix 3 - Shadow Diagrams View

(Part 6.3.2- Solar Access section of the Report)



Landscaping

Location of site 

South West elevation Proposed Doran Drive Plaza 

• RTS Appendix 13 a and b – Landscape report 
• EIS Appendix 37 Soil Specification Report 
• RTS Appendix 14 Landscape Maintenance  

(Part  6.3.3 - Landscaping sections of the Report)

• Condition B32  

The UDG requires a combination of native and exotic 
species suited to the urban character of the area, 
including a minimum of 50% native species within the 
Plaza and 70% native species within the communal 
open spaces. 

The UDG also requires a minimum tree canopy cover 
of 40% for new public domain areas. The Department 
notes the proposal will achieve 50% canopy cover for 
the Plaza and 45% tree canopy cover for the 
communal open spaces, consistent with the 
requirements of the UDG. 



Design Excellence 

Location of site 

South West elevation Proposed Doran Drive Plaza 

• (SDRP 3) RTS Appendix 20a - Responses to the 
SDRP View

• (SDRP 4) RTS Appendix 20b - Responses to the 
SDRP View

• RTS Appendix 5 - Architectural Statement (SEPP 65) 
View

• RTS Appendix 7 - Design Integrity Report View
(Compliance with UDG) 

• RTS Appendix 15 - Connecting with Country Strategy View
• RTS (RFI) Appendix 2 - Landscape Plan 003 Rev I View
• RTS Appendix 22 - Wind Tunnel Report View
• RTS Appendix 13 a and b – Landscape report 
• EIS Appendix 37 Soil Specification Report 

SSD

(Part 6.1.5  - Design Excellence sections of the Report)



Dwelling mix

Location of site 

South West elevation Proposed Doran Drive Plaza 

The proposal includes a mix of 76 x 1 Bed (17.7%), 311 x 2 Bed (72.3%) and 43 x 3 Bed (10%) dwellings. The Applicant 
notes that all the proposed dwellings would achieve minimum size required under the ADG

The Department considers the dwelling mix and sizes of the proposal is appropriate because the proposal, : 
• is consistent with the requirements of the Concept Approval and UDG. 
• the distribution of dwelling mix across the three precincts in the Concept Plan is supported by maximum dwellings, 

density, building envelopes and dwelling type for each precinct. 
• the majority of 3 bedroom dwellings under the Concept Plan would be delivered within Precinct East where lower 

density 12m high (3 storey) building envelopes are stipulated. 
• the proposed dwelling sizes comply or exceed the minimum internal dwelling areas prescribed within the ADG. The 

proposed 3 bedroom dwellings range between 95 m² to 125 m², which exceeds the minimum requirements of the ADG 
to better accommodate larger families. 

• the proposal also includes five townhouse style dwellings along the Andalusian Way frontage to contribute to housing 
diversity

(Part 6.2 Residential Amenity section of the Report)



Hills Showground Urban Design Guide
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Affordable Housing 

Location of site 

South West elevation Proposed Doran Drive Plaza 

(Part 6.5 Other Issues section of the Report)

• Condition 41 and 42 
• RTS Appendix 33 - Affordable Housing Nominations View

The Department notes that there was no statutory obligation for the Concept Approval to provide any affordable 

housing. The commitment to provide 5% affordable housing was in line with Landcom’s Affordable Housing 

Strategy and the 10-year timeframe was consistent with the period established under the State Environmental 

Planning Policy (Affordable Rental Housing) 2009 at the time development consent was granted for the Concept 

Approval.

The Department notes the proposal fully complies with the Concept Approval as it includes 22 dwellings (5%) 
which will be managed by an affordable housing provider for the next 10 years. 



Car Parking Number 

Location of site 
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(Part 6.4.2 – Car parking section of the Report)

• Modification Application (MOD 1) to 
Concept Approval

• RTS Appendix 32 - Response to QIC 
Submission View

• RTS Appendix 2 - Car Parking 
Management Plan View

• RTS Appendix 24 - SIDRA Model View
• RTS Appendix 23 - Traffic Report View



SSD 9653 MOD 1



Vehicular Access and servicing 

Location of site 

South West elevation Proposed Doran Drive Plaza 

(Part 6.4.3 – Loading and servicing section of the Report)

• RTS Appendix 23a -Traffic Response Letter to THSC View
• RTS Appendix 28 - Australian Turntable Details View

The Department considers the amended proposal provides appropriate design and management measures for

loading and servicing noting:

 concerns raised by Council and SINSW have been satisfactorily addressed

 the turntable and on-site loading dock manager will manage the daily operation of the loading dock 

 appropriate conditions are recommended to mitigate conflicts between pedestrians and truck and between 

residential and commercial waste arrangements (Condition E32)



Conditions 

Landscaping A2, B32, E33

Design Excellence B1-B6 (ESD B22-B23)

Car Parking B29, E43, F9

Loading and Servicing E32, F8

Doran Drive Plaza Covenant + maintenance E38, E44

Affordable Housing E41-E42

Conditions 

Doran Drive Plaza Precinct
• Assessment Report 20.07.2022 PDF(4.7 MB)
• IPC Referral Letter 20.07.2022 PDF(69.6 KB)
• Recommended Conditions 20.07.2022 PDF(504.2 KB)
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