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1 Purpose of this discussion paper  

1.1 Introduction  

In November 2025, the NSW Government passed the Environmental Planning and Assessment 

Amendment (Planning System Reforms) Act 2025 (PSR Act). The PSR Act was introduced to respond 

directly to the criticism that the NSW planning system is often too cumbersome and inflexible to 

respond to contemporary planning  challenges.  The reforms represent a significant update to the 

structure and operation of the NSW planning system. They introduce new mechanisms aimed at 

making the planning system  faster , fairer and modern by improving coordination, streamlining 

assessment pathways, and aligning planning processes with broader strategic objectives .  

The passing of the reforms introduce d a new targeted assessment pathway designed to bridge the 

gap between complying development and a full development application. This allows us to 

reconsider the way low impact development is assessed in the planning system and move to a model 

that places g reater emphasis on up -front strategic planning and well -designed codes and rules, 

while reducing regulatory burden at the development assessment stage.  

Under the National Housing Accord,  the NSW Government  has committed  to deliver 377,000 new 

well -located homes across the state by 2029 . Meeting this commitment, and addressing longer -

term housing availability and affordability challenges, not only requires an increase in housing 

supply but a planning system that is efficient, predictable and outcomes -focused.  

Improving the assessment and regulation of low -rise housing will be a critical component of this 

task. Low-rise housing accounts for approximately 50% of all development applications processed 

through the NSW planning system, making it a significant opportunity to support housing delivery 

through a more streamlined and risk -based pathway.  

Accordingly, this discussion paper explores opportunities for low -rise housing assessment in NSW 

that are enabled by targeted assessment and the PSR Act. It includes a critical analysis of how 

existing planning pathways operate and considers how the system can be reformed to be simpler, 

deliver more consistent outcomes, and ensure that assessment processes are proportionate to the 

typically low -impact and low -risk nature of low -rise housing development.  

1.2 ²Ƙŀǘ ƛǎ ŀ ΨŎƻŘŜΩΚ 

This discussion paper explores the use of codes for targeted assessment and low -rise housing.  A 

code is a formȤbased set of rules that guide how land and buildings can be developed. Codes aim to 

create clear and consistent expectations so communities, councils and developers understand what 

can be built and how development should relate to its surroundings.  

! ŎƻŘŜ ŦƻŎǳǎŜǎ ƻƴ ǘƘŜ ǎƘŀǇŜ ŀƴŘ ŘŜǎƛƎƴ ƻŦ ōǳƛƭŘƛƴƎǎΣ ǊŀǘƘŜǊ ǘƘŀƴ ƻƴ ǿƘŀǘ ƛǎ ƻǊ ƛǎƴΩǘ ŀƭƭƻǿŜŘ ƻƴ ŀ 

site. It considers how buildings meet the street, how they are arranged on a lot and what size they 

can be, amongst other considerations.  

Codes are legal instruments, not guidelines. When a code is adopted, it becomes part of (or 

replaces) the planning rules that apply to an area. This can help to streamline development 

assessment and approvals by setting clear, consistent expectations upfro nt. 
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Codes are currently used in the NSW Planning System for exempt and complying development, 

most notably through State Environmental Planning Policy (Exempt and Complying Development 

Codes) 2008 (the Codes SEPP). For example, the Greenfield Housing Code sets out rules and 

numerical standards for new housing in Greenfield areas  which dictate the  building envelope and 

other requirements . If all the standards are met, then work can be carried out as complying 

development. The use of codes in NSW is largely numer ical, so strict compliance with every 

standard is necessary to qualify for the pathways.  

Codes, however, are not limited to numerical standards. They can also contain non -numerical 

elements, such as objectives, which provide more flexibility by allowing impacts to be assessed 

against clear outcomes rather than relying solely on prescriptive co ntrols.  

This discussion paper explores a broader use of codes in NSW. In particular, it considers how codes 

could be applied to support the new targeted assessment pathway alongside exempt and complying 

development, and how they would include non -numerical, merit -based considerations.  

1.3 Getting involved  

Delivering the best outcomes for the community and the environment requires input from all users 

of the planning system including councils, the development industry, planning professionals and the 

wider community.  Stakeholder and community feedback will play a critical role in informing the 

development  of  reforms ou t lined in this discussion paper.   

Get involved by visiting https://www.planningportal.nsw.gov.au/low -rise-housing -and-targeted -

assessment -discussion -paper  and provide your feedback by 24 June 2026. 

This Discussion Paper is not an Explanation of Intended Effect (EIE). Before development can be 

eligible for targeted assessment, an EIE must be exhibited. Feedback on this Discussion Paper 

will inform any future EIE.  

 

https://www.planningportal.nsw.gov.au/low-rise-housing-and-targeted-assessment-discussion-paper
https://www.planningportal.nsw.gov.au/low-rise-housing-and-targeted-assessment-discussion-paper
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2 Introduction to targeted assessment  

2.1 What is targeted assessment?  

The PSR Act introduces a range of planning reforms  aimed at modernising and streamlining the 

NSW planning system. One of the most significant reforms is the introduction of a new targeted 

assessment pathway.  

Targeted assessment  is a flexible, streamlined development application (DA) pathway for 

development that has undergone detailed assessment at a strategic level. Under this approach, key 

planning issues are addressed through strategic planning processes, with any residual issu es 

managed through detailed controls and specific merit considerations.  

The pathway is intended to facilitate the assessment of development proposals that fall outside the 

scope of complying development, yet are of a nature and scale that does not warrant a full  merit 

assessment under Part 4 of the Environmental Planning and Assessment Act 1979 (EP&A Act). It could 

apply to a class of development (e.g. a specific land use) or development in a particular location 

such as a precinct or strategic growth area.  Targeted assessment is intended to capture the middle 

ground between com plying development and a full DA, saving time and resources for applicants and 

consent authorities. Figure 1 demonstrates indicative timeframes for each pathway.  

 

 

Figure 1: Assessment pathways and indicative timeframes  

 

Certain types of development may not be suitable for complying development due to site 

constraints, the scale of the development, locational factors or where more qualitative  merit 

assessment is required to achieve good planning outcomes.  

At the same time, full merit assessment (along with all the other requirements of the DA process) 

may be disproportionate to the impacts of development, particularly where impacts have been 

considered at the strategic level or can be mitigated through spec ific development controls.  

https://www.planning.nsw.gov.au/policy-and-legislation/planning-reforms
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This discussion paper proposes a targeted assessment pathway for certain types of low impact, low -

rise housing in locations where risk is low or can be mitigated through appropriate controls. This 

pathway would have a target determination time of 50 days, half the existing  average for low -rise 

housing.  

The main difference between a full DA pathway and the targeted assessment pathway is that  

certain matters are switched off for targeted assessment. Otherwise, applications for targeted  

assessment are still subject to the usual DA processes and requirements including the need to 

prepare a Statement of Environmental Effects (SEE) or Environmental Impact Statement (EIS), 

undertake statutory referrals and concurrences, address the requiremen ts of relevant Local 

Environmental Plans (LEPs), State Environmental Planning Policies (SEPPs) and applicable 

legislation such as the Biodiversity Conservation Act 2016 (NSW).  

 

2.2 Legislative framework for targeted assessment  

Targeted assessment development is established in Division 4.3A of the EP&A Act, which 

commenced on 21 March 2026. Division 4.3A sets out the process for and limitations on declaring 

development eligible for targeted assessment.  

Once a development or class of development is declared eligible for targeted assessment, 

streamlined assessment provisions are enlivened for any subsequent DA.  

An explanation of the provisions related to targeted assessment is set out in Table  1.  

 

Table 1: Explanation of targeted assessment provisions  

Provision of 

the EP&A 

Act  

Effect of provision  Further explanation  

s.4.20A(1) Allows a State Environmental Planning Policy 

(SEPP) to declare development or a class of 

development as targeted assessment 

development . 

This can apply to a type of development or 

development in a particular location . 

s.4.20A(2 ) Allows the SEPP to specify criteria that 

development or a class of development must 

meet to be targeted assessment 

development . 

This criteria could be locational  or design 

related and/or place limitations on the types 

of  development that are covered by the 

declaration .  

s.4.20A(3) Requires an explanation of intended effect 

(EIE) to be publicised  for 28 days  and 

submissions  sought and  considered before 

the SEPP can be made. 

This allows the community to have a say  

before any declaration is made . 

s.4.20A(4 ) Clarifies that a development can be both 

targeted assessment development and 

another type of development . 

For example, development could be both 

targeted assessment development  and 

integrated development . 
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Provision of 

the EP&A 

Act  

Effect of provision  Further explanation  

s. 4.20A(5) Excludes designated development or state 

significant development that would 

otherwise be designated development from 

being declared targeted assessment 

development . 

This prevents high -impact development, 

which requires rigorous environmental 

impact assessment, from being eligible for 

targeted assessment . 

s.4.20B Confirms that  the provisions of targeted 

assessment prevail over  other provisions  in 

the EP&A Act, including  for other  

development type s, if there is any 

inconsistency . 

This means that the targeted assessment 

provisions will apply if another provision of 

the EP&A Act is inconsistent with them ( e.g. 

exhibition requirements) . 

s. 4.15 (1C) 

and (1D) 

Requires that the consent authority only 

consider the matters in s4.15(1)(a) and (d)  

when assessing a DA for targeted 

assessment . 

This provision excludes the consideration of 

broader planning matters including the likely 

impacts of the development, the suitability of 

the site and the public interest on the basis 

that these matters are captured and dealt 

with upfront in a SEPP . 

Clause 9C of 

Schedule 1 

Allows a SEPP to set out the exhibition and 

re-exhibition requirements for targeted 

assessment development, including that 

there can be no exhibition . 

If the SEPP does not set out exhibition or re -

exhibition requirements, a default 14 -day 

exhibition period applies . 

In certain circumstances, public exhibition of 

targeted assessment development may not 

be warranted. This provision allows 

development specific requirements to be set 

out in a SEPP rather than a Community 

Participation Plan (CPP). The statewide CPP 

may also be updated to set out broader 

exhibition requirements for targeted 

assessment.  

 

2.3 Guiding p rinciples for  targeted assessment  

The principles in Table  2 have been developed to guide the use of the targeted assessment 

pathway. These aim to provide greater certainty to the community about the types of development 

that may or may or may not be suitable for targeted assessment and ensure that it is used in a way 

that does not overcomplicate the planning system.  
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Table 2: Guiding principles for targeted assessment  

Principle  Further explanation  

Targeted assessment should be used 

to simplify the planning system, not 

add additional layers of comp lexity .  

¶ Where possible, a targeted assessment pathway should not 

create additional layers of development control but should 

consolidate or replace existing controls.  

Development should only be targeted 

assessment if it is  low -medium risk 

and/or low -medium scale . 

¶ Larger scale development with high -risk or complex unresolved 

site constraints is not appropriate for targeted assessment and 

should be subject to a full merit assessment.  

¶ Larger scale development is only appropriate for targeted 

assessment on less constrained sites.  

¶ Low-mid scale development may be appropriate for targeted 

assessment where some site constraints are present.  

¶ Simple development that could utilise exempt or complying 

development pathways is also not appropriate for targeted 

assessment.  

Impacts should  generally  be 

understood and either resolved at the 

strategic level or addressed  in the 

detailed controls , specific merit 

considerations and any standard or 

model conditions that will apply to 

the development . 

The following are not appropriate for targeted assessment 

development:  

¶ rezonings of sites or precincts where important assessment 

issues have been deferred to the DA stage or where limited 

public consultation has occurred .  

¶ complex development types where the possible range of design 

responses vary significantly from site to site . 

¶ development on certain h azardous or highly constrained sites .  

Targeted assessment is best suited to  

specific development type s/uses (e.g. 

housing, commercial or industrial 

uses) rather than for  specific 

location s (e.g. a precinct or area)  

except in limited circumstances.  

Targeted assessment for a precinct/area will not be appropriate 

where: 

¶ it only relates to one site or a small area  

¶ a wide range of uses are permitted on any given site  

¶ the  area/precinct  has already been rezoned  - a declaration of 

targeted assessment should occur at the same time as any 

rezoning to ensure the community is aware of the implications 

early . 

Targeted assessment for a precinct/area may be appropriate where:  

¶ the precinct or area is of a significant scale (e.g. a large master 

planned area)  

¶ the development of the precinct/area is identified as a state 

priority in a strategic plan.  

 

What do you think?  

Are the guiding principles appropriate? What changes would you suggest?  
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2.4 Opportunities  for  targeted assessment  

Although targeted assessment could be used widely across the planning system, low -rise housing is 

considered the most suitable starting point.  

Of all development types, low -rise housing should be the most accessible and straightforward for 

the general public to navigate. Building or modifying a home is something many people will need to 

do at some point, and the planning system should support the m to do so with clarity and confidence. 

Streamlining the pathways and controls that apply to low -rise housing offers a chance to make the 

system more intuitive, more consistent and more responsive to community needs.  

Low-rise housing development accounts for more than 50% of all DAs, with more than 30% relating 

specifically to dwelling houses (refer to Figure 2). Because it represents such a significant portion 

ƻŦ ǘƘŜ ǇƭŀƴƴƛƴƎ ǎȅǎǘŜƳΩǎ ǿƻǊƪƭƻŀŘΣ improving assessment pathways for low -rise housing has the 

potential to deliver substantial efficiencies  and benefits. It is also central to addressing the housing 

challenge , with low -rise housing being a sought -after housing typology and the key to housing 

delivery where higher density development is not appropriate.  

 

Figure 2: Low-rise housing share of DAs (2021 -2025)  

 

Low-rise housing is typically low -risk and can be effectively managed through relatively standard 

approaches to codes and controls. This makes it well suited to piloting the new pathway.  

This broader opportunity, and how it aligns with a new targeted assessment pathway, is explored in 

the remainder of this discussion paper. 
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3 The existing state of low -rise housing  

3.1 Low-rise housing in NSW  

Low-rise housing comprises the majority of housing stock in NSW and includes a range of housing 

types including single dwellings, dual occupancies, terraces, town houses and manor houses. This 

form of housing is generally one or two storeys, sometimes inco rporating a habitable roof space. 

Low-rise housing is typically permitted in residential zones but can also be permitted in certain 

conservation and rural zones. Permissibility varies from council to council.  

Figure 3  shows the main forms of low -rise housing in the NSW planning system.  

 

Figure 3: Low-rise housing typologies in the NSW planning system  

Low-rise housing is currently assessed through the complying development pathway or a full DA, 

with very minor works being able to proceed as exempt development. The average timeframe for 

issuing a complying development certificate (CDC) for low rise housing i n 2024 -2025 was 29 days . 

By contrast, the  average timeframe for determining a DA  over the same period  was 103 days1. This 

significant difference  in determination timeframes highlights the need for both the optimisation of 

the CDC pathway  and the opportunity to deliver more timely assessments through a targeted 

assessment pathway.  

3.2 What are the limitations or complexities associated 

with existing pathways?  

Despite the relatively low -impact of low -rise housing, the planning controls and assessment 

pathways are among the most complex and variable of any form of development in NSW. The 

complexity arises at every stage of the process ς from working out what the land use is, to whether 

its  permissible, and to then navigating the different pathways and controls that apply.  

While this complexity has evolved over time in response to policy objectives, it now presents a 

significant opportunity to simplify and improve how low -rise housing is navigated and assessed.  

 

1 Averaged across dwelling houses (77 days), medium density housing (132 days), secondary dwellings (94 

days) and residential others (109 days)  
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3.2.1 Permissibility and definitions  

3.2.1.1 Permissibility spread between E nvironmental Planning Instrument s 

The starting point for carrying out any development is whether the land use (e.g. a dwelling house), 

is permissible on the land. If the land use is not permissible, development consent cannot be 

granted. If it is permissible, a CDC application or DA may be  lodged and assessed.  

In most cases, permissibility for a particular use is found in the LEP that applies to the land. 

However, in some instances, additional or alternative permissibility is provided through SEPPs. For 

example, since 2018, development for the purposes of manor houses has been permitted by the 

Codes SEPP in certain residential zones where multi  dwelling housing or residential flat building  are 

permitted. Similarly, the various precincts SEPPs set out permissibility and other controls in specific 

locations such as  the growth centres. 2 

More recently, changes to the Housing SEPP have expanded opportunities for housing by permitting 

certain uses, such as dual occupancies and multi dwelling housing, where they would otherwise be 

prohibited. The Housing SEPP does not take the traditional zon e-based approach taken in LEPs but 

permits certain uses only in specified locations within a zone.  

These changes enabled broader low -density housing choice in well located areas within the housing 

accord period. However, they have also resulted in a more complex and layered framework for 

determining permissibility.  

For example, under the Ku -ring -gai LEP, dual occupancies are prohibited within the R2 Low Density 

Residential zone. However, under the Housing SEPP, dual occupancies are permitted in the zone as 

long as the land does not fall within one of the exclusions ( e.g. bushfire prone land). This can lead to 

outcomes that are not immediately apparent from the LEP alone and may be challenging for users 

to interpret without careful reference to multiple instruments.  

A broader look at how low -rise housing is treated in the NSW planning system presents a valuable 

opportunity to integrate SEPP based permissibility, including the low - and mid-rise reforms in the 

Housing SEPP, into LEPs in the longer -term. Doing so would help maintain the benefits of recent 

housing initiatives while making the system more transparent, consistent and easier to navigate for 

both the community and practitioners.  

3.2.1.2 Inconsistent definitions  

For several forms of low -rise housing, different definitions are included within SEPPs, Standard 

Instrument LEPs and DCPs. As a result, it is not always immediately clear what type of residential 

development is allowed on a site, which can make it challeng ing to understand the available 

assessment pathways.  

Even a simple dwelling house is defined differently in the Standard Instrument LEP compared to the 

Codes SEPP. The Codes SEPP also contains various sub-types of Standard Instrument LEP 

definitions. This complexity is further compounded by the four precinct s SEPPs, which includes 

 

2 State Environmental Planning Policy (PrecinctsτEastern Harbour City) 2021, State Environmental Planning 

Policy (PrecinctsτCentral River City) 2021, State Environmental Planning Policy (PrecinctsτWestern Parkland 

City) 2021, State Environmental Planning Policy (PrecinctsτRegional) 2021 
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many historical state -led rezonings and definitions that differ from both the Codes SEPP and 

Standard Instrument. Some of these inconsistencies are explored further in Appendix A. 

LƴŎƻƴǎƛǎǘŜƴŎƛŜǎ ŀƭǎƻ ŜȄǘŜƴŘ ǘƻ ƪŜȅ ǘŜǊƳǎ ǳǎŜŘ ƛƴ ŎƻƴǘǊƻƭǎ ǎǳŎƘ ŀǎ άŘŜŜǇ ǎƻƛƭέ ŀƴŘ άŜȄƛǎǘƛƴƎ ƎǊƻǳƴŘ 

ƭŜǾŜƭέΦ !ŘŘǊŜǎǎƛƴƎ ǘƘŜǎŜ ƛƴŎƻƴǎƛǎǘŜƴŎƛŜǎ ǿƻǳƭŘ ōŜƴŜŦƛǘ ƭƻǿ-rise housing assessment and the system 

more broadly.  

While these variances have developed over time in response to different policy needs and contexts, 

they can cause confusi on and make it difficult to  develop clear  and consistent  controls. Any effort  

to simplify and improve the system must  therefore  involve align ment of  land use definitions and 

terms to create a consistent starting point for development control.  

3.2.2  Complying development  

Complying development is an important pathway for the delivery of low -rise housing, but has 

become increasingly complicated to navigate. This creates challenges for applicants, particularly 

those with  a non-planning background , in establishing whether a complying pathway is avail able.  

This leads to many applications being excluded because they may not str ictly meet one 

development criterion , even where the proposal is otherwise materially consistent with the 

applicable standards . As a result, many proposals that are broadly consistent with the policy intent 

are diverted into the full DA pathway.  

Reforms that allow certain complying development standards to be varied are currently on 

exhibition. These changes are an important initial step, however, a longer -term approach is needed 

to address the broader issues.  

3.2.2.1 Complexity of complying development eligibility  

A challenge early in the complying development process is determining whether a CDC pathway is 

ŀǾŀƛƭŀōƭŜΦ .ŜŎŀǳǎŜ ŎƻƳǇƭȅƛƴƎ ŘŜǾŜƭƻǇƳŜƴǘ ŘƻŜǎƴΩǘ ǳƴŘŜǊƎƻ ƳŜǊƛǘ ŀǎǎŜǎǎƳŜƴǘΣ ŜƭƛƎƛōƛƭƛǘȅ ƛǎ ƛƴŦƻǊƳŜŘ 

by an extensive set of exclusion criteria designed to ensure t he pathway is only used where impacts 

can be managed. These criteria are numerous, live across multiple E nvironmental Planning 

Instrument s (EPIs) and are contained within various sections of the Codes SEPP. They include 

constraint -based exclusions relating  to heritage, zoning and hazards. In some cases, these 

exclusions rely on concepts that are not clearly defined or mapped and it can be challenging to 

work out whether these exclusions apply or not.  

CƻǊ ŜȄŀƳǇƭŜΣ ƭŀƴŘ ǘƘŀǘ ƛǎ ƛŘŜƴǘƛŦƛŜŘ ŀǎ ŀ άōǳŦŦŜǊ ŀǊŜŀέ ƛǎ ŜȄŎƭǳŘŜŘ ŦǊƻƳ ŎƻƳǇƭȅƛƴƎ ŘŜǾŜƭƻǇƳŜƴǘΣ ȅŜǘ 

the term is not defined or mapped within the Codes SEPP. Environmentally sensitive land is also 

excluded from the complying development pathway but is not m apped or applied consistently 

across LGAs.  A summary of the eligibility considerations for the CDC pathways is provided in 

Appendix B . 

Based on analysis of t hese requirements and exclusions , about 15% of residentially zoned land is 

unable to access a CDC pathway . When overlays like flooding , site slope  and compliance with CDC 

standards  are taken into consideration, a far greater proportion expected to be  unable to access 

CDC. While many of these exclusions are appropriate and necessary, reform presents an opportunity 

to consider whether they all remain fit -for -purpose. Where complying development remains 

unsuitable, the targeted assessment pathway could be used to simplify the DA process in these 

locations.  For example, approximately 25,000 lots are excluded due to acid sulfate soils, and 

another approximately 11,000 for aircraft noise.   
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3.2.2.2  Complexity of complying development standards  

Once exclusion and eligibility criteria are satisfied, a development must meet all the relevant 

development standards to be eligible for a CDC.  

Many of these standards are highly prescriptive or difficult to understand, while others do not give 

sufficient flexibility to achieve the best outcomes. Despite approximately 85% of residentially zoned 

land being eligible for the CDC pathway, more than 50% of DAs still relate to low -rise housing. This 

suggests that development standards are a significant barrier to the uptake of the pathway.   

The ability to vary certain complying development standards enabled through the PSR Act will 

introduce some flexibility where a minor variation to a standard is required. But variations are not a 

substitute for ensuring base standards are clear and give ri se to good planning outcomes.  

3.2.2.3  Overlap between complying development codes  

As it has evolved to incorporate more varieties of development over time, the Codes SEPP has 

become a challenge to navigate.  

Depending on the location and nature of the proposal, an applicant may be able to access one of 

nine residential codes:  

¶ Part 3 Housing Code  

¶ Part 3A Rural Housing Code  

¶ Part 3B Low Rise Housing Diversity Code  

¶ Part 3BA Pattern Book Development Code  

¶ Part 3C Greenfield Housing Code  

¶ Part 3D Inland Code  

¶ Part 4 Housing Alterations Code  

¶ Part 6 Subdivisions Code  

¶ Secondary dwellings code (Housing SEPP) . 

Additionally, there are 17 localised variations to these codes in the schedules of the Codes SEPP, for 

a total of 26 possible sets of applicable controls. Despite this variety of codes, many standards are 

shared between the codes. For example:  

¶ The same height and gross floor area controls are shared across the Housing Code, Greenfield 

Housing Code and residential zones within the Inland Code.  

¶ The same primary road setbacks and minimum landscaped area controls are shared between the 

Rural Housing Code and Inland Code . 

Some differences, such as setback controls, reasonably account for differing contexts, locations 

and community expectations. However, the rationale for other differences is not always clear. For 

instance, the Inland Code and Rural Housing Code contain the same controls, but apply in different 

regions. This complexity creates an opportunity to consolidate existing codes, update development 

standards and reconsider eligibility criteria as part of a more streamlined and coherent framework 

for low -rise housing.  
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3.2.3  Development application pathways  

3.2.3.1 Inconsistent and onerous local controls and assessment  

If development does not meet the criteria for complying development, the only alternative pathway 

is a DA. Once in a DA pathway, the complying development standards are not relevant and different 

standards apply. Figure 4  highlights some of this complexity.  
 

 

Figure 4: Existing CDC and DA process for low -rise housing  
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A major challenge  with the current system  is the inconsistency between statewide complying 

development codes  and the  local planning controls that apply to DAs. LEPs and Development 

Control Plans (DCPs) frequently apply different definitions , more restrictive or complex standards  

and additional or conflicting requirements . These controls, particularly those in DCPs, vary hugely 

between local government areas (LGAs), and even between areas within LGAs, leading to a 

piecemeal framework across the state.  

Another layer of complexity arises from state policies like the Housing SEPP which override certain 

local controls and introduce another set of development standards. These controls are different to 

both the complying development standards and the local co ntrols.  

As a result, development that is unable to proceed as complying development may be subject to a 

wholly different regime of plans and policies.  

The complexity of the system is reflected in the a verage determination time for all low -rise 

development over  the last 5 years, which is  101 days, well above the timeframe that should be 

required for a simple form of development .  

 

What do you think?  

Does this capture the limitations of the current framework and key areas for reform? Are there 

other aspects of the system where we could make meaningful improvements?  
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4 The opportunity for low -rise housing  

4.1 A single low -rise housing code  

The vision for low -rise housing in NSW is to establish a single, standardised code that applies across 

the state. This would be achieved b y creating  consistent development standards  for complying 

development and the targeted assessment DA pathway . This would involve rep ealing and replacing 

the existing low -rise housing codes available for complying development and unifying them with a 

single set of standards that apply to both  targeted assessment and complying development. This 

unified approach will make requirements easier to understand and ac cess, fostering greater clarity 

and efficiency in housing approvals.  The principal objective of this process is to have one set of 

controls for each housing typology across NSW  ς regardless of which pathway you are assessed 

under .  

Under this model, most low -rise residential development would be assessed through either a 

complying development pathway or a targeted assessment pathway  under the same unified code . 

Only sites with constraints that require bespoke design solutions, such as land affected by coastal 

hazards, would continue to use a traditional DA pathway.  

The CDC pathway will continue to operate as it currently does, but with clearer, simpler standards.  

The targeted assessment pathway would replace the fragmented standards dispersed throughout 

LEPs, other environmental planning instruments, DCPs and the broader considerations under section 

4.15(1) (that do not apply to targeted assessment development) . Assessment effort would focus on 

merit -based consideration against clearly defined standards and objectives instead of a broad 

consideration of all likely impacts, the public interest and the suitability of individual sites.  

This would radically simplify the planning layers that must be considered when undertaking a low -

rise housing project. Figure 5  demonstrates how a development might proceed under the code in a 

variety of scenarios.  

4.2 What would a single code include?  

4.2.1 Clear eligibility framework  

The code would simplify and improve the exclusions and eligibility criteria for CDC while also clearly 

defining the eligibility for targeted assessment. This would support greater certainty for applicants 

and consent authorities and reduce the likelihood of otherwise low -impact proposals being diverted 

into more complex assessment pathways.  

4.2.1.1 Permissibility  

Permissibility for all low Ȥrise housing would be clearly and consistently reinstated to LEPs. 

Achieving this would necessitate amendments to multiple EPIs, including the Standard Instrument 

LEP. 










































