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MINUTES of the duly convened Ordinary Meeting of The Hills Shire Council held in the
Council Chambers on 10 December 2019

VOTING FOR THE MOTION
Cir SP Uno

Cir F P De Masi

Clr A N Haselden

Clr R A Preston

Cir B L Collins OAM

Cir R M Tracey

Cir A J Hay OAM

CIr E M Russo

CIr R Jethi

VOTING AGAINST THE MOTION
Mayor Dr M R Byrne

CIr M G Thomas

Cir Dr P J Gangemi

Clr J Jackson

ITEM-6 UPDATE ON SUBURB NAMING IN THE BOX HILL
LOCALITY (FP248)

Proceedings in Brief
Francisco Wahed (in favour) of Plumcott Street, Box Hill addressed Council regarding this
matter.

A MOTION WAS MOVED BY COUNCILLOR DR GANGEMI AND SECONDED BY
COUNCILLOR COLLINS OAM THAT the Recommendation contained in the report be
adopted.

THE MOTION WAS PUT AND CARRIED UNANIMOUSLY.
RESOLUTION

The Geographical Names Board of NSW (GNB) be requested to proceed with exhibition of
the proposal to realign the boundary between Box Hill and Rouse Hill and create a new
suburb utilising the alternate name ‘Gables’.

9:27pm Councillor Preston having previously declared a non-pecuniary, less
significant conflict of interest left the meeting for Item 4 and returned at
9:38pm at the start of Item 5.

ITEM-4 STATE SIGNIFICANT DEVELOPMENT APPLICATION -
GOVERNMENT-OWNED LAND WITHIN SHOWGROUND
PRECINCT (FP223)

A MOTION WAS MOVED BY COUNCILLOR DR GANGEMI AND SECONDED BY
COUNCILLOR COLLINS OAM THAT

1. The draft submission provided as Attachment 2 to this report be forwarded to the
Department of Planning, Industry and Environment in response to the exhibition of
the State Significant Development Application for Government-owned land within the
Showground Precinct.
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2. Council formally write to the Member for Castle Hill and Member for Baulkham Hills
to send them a copy of the Hills Shire Council submission.

THE MOTION WAS PUT AND CARRIED UNANIMOUSLY.
RESOLUTION

1. The draft submission provided as Attachment 2 to this report be forwarded to the
Department of Planning, Industry and Environment in response to the exhibition of
the State Significant Development Application for Government-owned land within the
Showground Precinct.

2. Council formally write to the Member for Castle Hill and Member for Baulkham Hills
to send them a copy of the Hills Shire Council submission.

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

VOTING FOR THE MOTION
Mayor Dr M R Byrne
Clr S P Uno

ClIr J Jackson

CiIr R Jethi

Cir F P De Masi

CIr A N Haselden
CIr E M Russo

Clr Dr P J Gangemi
Cir B L Collins OAM
Cir M G Thomas

CIr R M Tracey

Cir A J Hay OAM

VOTING AGAINST THE MOTION
None

ABSENT FROM THE ROOM
CIr R A Preston

ITEM-5 STATUS REPORT - EXTRACTIVE INDUSTRY

A MOTION WAS MOVED BY COUNCILLOR HASELDEN AND SECONDED BY
COUNCILLOR PRESTON THAT the Recommendation contained in the report be adopted.

THE MOTION WAS PUT AND CARRIED UNANIMOUSLY.
RESOLUTION
The report be received.

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

This is Page 10 of the Minutes of the Ordinary Meeting of The Hills Shire Council held
on 10 December 2019



ORDINARY MEETING OF COUNCIL 10 DECEMBER, 2019

ITEM-4 STATE SIGNIFICANT DEVELOPMENT APPLICATION -
GOVERNMENT-OWNED LAND WITHIN SHOWGROUND
PRECINCT (FP223)

THEME: Shaping Growth

OUTCOME: 5 Well planned and I_ivegble neig_hbourhoods that meets
growth targets and maintains amenity.

5.1 The Shire’s natural and built environment is well managed
STRATEGY: through strategic land use and urban planning that reflects our
values and aspirations.

MEETING DATE: 10 DECEMBER 2019
COUNCIL MEETING

GROUP: SHIRE STRATEGY, TRANSFORMATION AND SOLUTIONS

TOWN PLANNER
YEE LIAN

AUTHOR:

MANAGER - FORWARD PLANNING
NICHOLAS CARLTON

RESPONSIBLE OFFICER:

EXECUTIVE SUMMARY

Landcom on behalf of Sydney Metro has recently lodged a State Significant Development
Application (SSDA) for Government-owned land within the Showground Station Precinct.
The SSDA is the next step in planning for development outcomes on the Showground
Station Site, following the Government’s North West Rail Link Corridor Strategy (2013),
Council’'s The Hills Corridor Strategy (2015) and the Government’s detailed precinct
planning.

The SSDA seeks approval from the Minster for Planning and Public Spaces for a
development outcome within the existing planning framework which was set through the
State Government’s precinct planning work (2014-2017) and culminated in the gazettal of
primary planning controls which now apply to the land under LEP 2012.

The Department of Planning, Industry and Environment is responsible for assessment of the
SSDA and has placed Landcom’s application on public exhibition, which seeks consent for:

= A concept master plan for the Showground Station Site;

= Building envelopes ranging in height from 4 to 20 storeys;

= Allocation of residential and non-residential gross floor areas across the site; and

= Concept principal subdivision of the land into major lots, public domain areas and roads.

This report provides an overview of the SSDA and recommends that Council make a
submission to the Department, provided as Attachment 2.

PAGE 207



ORDINARY MEETING OF COUNCIL 10 DECEMBER, 2019

REPORT

This report provides an overview of the SSDA for the Showground Station Site which is
currently on exhibition and recommends that Council make a submission to the Department
of Planning, Industry and Environment.

THE SITE

The SSDA relates to Government-owned land within the Showground Station Precinct, as
identified in Figure 1 below.

g

Ay
Figure 1
Showground Station Site SSDA Boundary

PLANNING FRAMEWORK

North West Rail Link Strategy

The State Government released the North West Rail Link Corridor Strategy in 2013 to
provide a vision for how the areas around the metro stations could develop in the future.

The subject site is identified as a short term opportunity site under the State Government’s
Strategy. The strategy envisages that the site will be a vibrant mixed use village comprising
a mixture of apartments, retail, restaurants, boutique office space and cultural facilities such
as galleries and theatres. The Strategy anticipates a built form of up to 22 storeys,
accommodating tower forms at appropriate locations within close proximity to the station,
subject to merit assessment. The strategy notes the need for careful design to ensure future
development on the site integrates into the existing streetscape.
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The NWRL Corridor Strategy envisages 7,500 additional dwellings (at 100% uptake) and
7,700 additional jobs within the Showground Precinct, of which 1,500 dwellings and 700 jobs
would be located on the subject site.

The Hills Corridor Strategy

In 2015, Council adopted The Hills Corridor Strategy to outline Council’s vision and
objectives for land surrounding the future stations along the Sydney Metro Northwest
corridor. The strategy anticipates approximately 4,300 additional dwellings and 14,000
additional jobs within the Showground Precinct to 2036. Of these, approximately 1,500
dwellings and 575 jobs are anticipated on the Government-owned land adjoining the station.

Priority Precincts — Exhibition and Gazettal

In 2014 the State Government announced the Showground Precinct as a ‘Priority Precinct’
and commenced detailed precinct planning soon after. The Department exhibited Precinct
Plans and draft amendments to LEP 2012 between December 2015 and February 2016
which included amendments to land zoning and development standards to facilitate the
delivery of new housing and employment opportunities. The Department finalised the
Showground Precinct in December 2017.

At the time of finalising the Showground Precinct rezoning, the Department included a
clause which limited the number of dwellings that could be approved within the Showground
Precinct to 5,000 dwellings. This clause artificially limits the total development yield as the
primary planning controls (floor space ratio and height) implemented by the Department
would allow for approximately 9,000 dwellings within the Precinct.

The SSDA which has now been lodged is the next step in planning for development
outcomes on the Government-owned land. The SSDA seeks consent from the Minster for
Planning and Public Spaces within the existing planning framework which was set through
the State Government’s precinct planning work and culminated in the gazettal of primary
planning controls which now apply to the land under The Hills LEP 2012.

STATE SIGNIFICANT DEVELOPMENT APPLICATION

The SSDA seeks consent from the Minister for Planning and Public Spaces for a concept
master plan (including building envelopes and allocation of uses and gross floor area across
the site) and concept principal subdivision of major lots, public domain areas and roads.

Three (3) major development lots have been identified:

1. Precinct West (3,293m?) — Mixed use development with building heights ranging from 4
to 20 storeys;

2. Doran Drive Precinct (7,969m?% — Mixed use development with building heights ranging
from 4 to 20 storeys; and

3. Precinct East (28,226m?) — Residential and public open space with building heights
ranging from 4 to 16 storeys.

A summary of the key features of the application is provided below:

» Building envelopes ranging in height between 4 and 20 storeys;

= Maximum gross floor area of 175,796m?, including a maximum residential floor area of
169,096m?* (up to 1,900 dwellings) and a non-residential gross floor area between
6,700m” and 13,600m?;

= Concept subdivision of Lot 56 DP 1253217 (Hills Showground Precinct East) to identify
future development lots, public domain areas and a new road;
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A new public plaza with a minimum area of 1,400m? (referred to as Doran Drive Plaza);
A new public park with a minimum area of 3,500m? (referred to as Precinct East Park);
Street hierarchy, layout and staging;

Design Guidelines to govern future development outcomes; and

Provision of up to a maximum of 2,273 car spaces and 799 bicycle spaces.

Indicative master plan and built form concepts submitted as part of the SSDA are provided
as Attachment 1 to this report.

SUBMISSION

A review of the SSDA has been completed and it is recommended that Council make a
submission to the Department of Planning, Industry and Environment. A detailed submission
is provided as Attachment 2 to this report. Key matters raised include:

a. Built Form and Density

The proposed built form and density is of a scale which is beyond that envisaged under the
applicable strategic framework and the concepts put forward by the Department of Planning,
Industry and Environment as part of the Priority Precinct exhibition. As these plans were
used to justify the rezoning of the site to Council and the community, there is a reasonable
expectation that future development aligns with these outcomes.

In particular, the SSDA concepts depict a relatively bulky built form with minimal modulation
or variation in height across the site. The proposals are seeking to maximise development
potential at the expense of providing an attractive, varied and interesting built form.

The delivery of yields more consistent with the outcomes previously exhibited by the
Government through the precinct planning process (approximately 1,500 dwellings) would
enable a more appropriate density and built form outcome to be achieved.

b. School

The additional population will contribute significantly to the demand for a school within the
Precinct, which has not been identified. The Government imposed a cap of 5,000 dwellings
within the entire Showground Precinct, until such time as the need for additional education
infrastructure has been resolved by State Government. The proposal would exhaust nearly
40% of this yield on Government-owned land alone, without any solution to this regional
infrastructure issue being established. The subject site represents the key remaining area of
Government-owned land within the Precinct and it is strongly recommended that the
development be revised to incorporate a new school on the Government-owned land in
order to overcome this issue which was identified during the Precinct Planning Process.

c. Local Infrastructure

With respect to local infrastructure, the SSDA notes that the proposal makes provision for
the Doran Drive Plaza (1,400m? GFA) and a new public park (3,500m?). Whilst it is assumed
these facilities would be provided by Landcom or future developers and dedicated to
Council, no mechanism has been proposed by Landcom to facilitate this.

In addition, the SSDA does not include any details with respect to the revitalisation and
embellishment of the portion of the Cattai Creek Corridor adjoining the site (Lot 51 DP
1253217). Works to this land have been the subject of ongoing discussions between
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Landcom and Council and it is expected that any works required on this land will be
undertaken and / or funded by Landcom or future developers.

A parcel of land adjoining the Castle Hill Showground (Lot 57 DP 1253217) which is owned
by Sydney Metro is currently being used to provide parking for the Showground and metro
station. It is expected when no longer required by Sydney Metro that this land will be
amalgamated into the adjoining Showground, at no cost to Council, as a portion of the
Showground facility which will in part support the future population on the subject site.

The EIS submitted with the SSDA notes that the provision of community uses within
commercial floor space will be subject to further discussion with Council as part of future
detailed DAs. It is not considered acceptable to defer the resolution of this matter to future
detailed DAs. Rather, it is critical that the SSDA identifies how the development will address
increased demand for community facilities and establishes a mechanism to secure delivery
of community facility GFA as part of any concept approval.

A mechanism to secure the funding and / or delivery of all infrastructure required to support
the proposed development must be established at the concept development application
stage, as a critical outcome of any SSDA approval. It is expected that Landcom (and/or other
developers) will be responsible for the full costs of the provision of all new infrastructure
required to support the development including the matters identified above and the payment
of contributions under the applicable Contributions Plan No. 19 — Showground Precinct. No
approval should be granted prior to such a mechanism being established between Landcom
and Council.

d. Relationship with Castle Hill Showground

Future development will need to give strong consideration to the relationship between the
subject site and the Castle Hill Showground. The proposal must have regard to the interface
between future development and the Castle Hill Showground and demonstrate clear access
and linkages between the two areas. Consideration should be given to verge widths, building
setbacks, location of outdoor dining areas, pedestrian and cycling connectivity and view lines
through the site. Future active frontages proposed (potential “eat-street”) should be oriented
towards the Showground and potential synergies between future uses of the adjoining public
land should be explored. This requirement should be included within the Urban Design
Guidelines which will guide future development on the subject site.

Landcom should also engage with Council with respect to future opportunities for partnering
on investment into the Showground as this will service, and add value to, future development
on the Government-owned land.

e. Approval Pathway for Future Development Applications

Should future built form applications for individual sites follow the State Significant approval
pathway, concern is raised that this will override Council’'s Development Control Plan and
established local approval processes. It is recommended that future development
applications be assessed against the framework set by the concept SSDAs as well as
Council’'s DCP to ensure high quality development outcomes and a standard of liveability
consistent with other high density locations throughout the Shire. This approach will also
ensure that future applications are assessed by the Sydney Central City Planning Panel and
Council’s Design Review Panel which comprise of members with suitable local knowledge
and expertise.
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f. Other Matters
Other matters raised within the draft submission include:

Concern regarding proposed setback variations;

Concern regarding insufficient car parking proposed;

Request that future development achieve Council’s housing mix and diversity objectives;
Concern regarding excessive building lengths;

Concern regarding the design excellence strategy and consistency of built form
outcomes if different consent authorities and Design Review Panels are utilised for
different projects within the Precincts; and

= Concern regarding inconsistency of information presented within different material and
supporting studies.

IMPACTS

Financial
This matter has no direct financial impact upon Council's adopted budget or forward
estimates.

Strategic Plan - Hills Future

This submission seeks to ensure that planning outcomes for the Government-owned land
within the Showground Precinct reflects the community’s needs and expectations as
reflected in Council’s planning policies and ensure that new neighbourhoods are provided
with adequate infrastructure that improves amenity and achieves better outcomes for the
community.

RECOMMENDATION

The draft submission provided as Attachment 2 to this report be forwarded to the
Department of Planning, Industry and Environment in response to the exhibition of the State
Significant Development Application for Government-owned land within the Showground
Precinct.

ATTACHMENTS

1. Indicative Master Plan and Built Form Concepts (17 pages)
2. Draft Submission to Department of Planning, Industry and Environment (10 pages)

PAGE 212



10 DECEMBER 2019

ORDINARY MEETING OF COUNCIL

1038 () £V® 000Z:L J ] 158555 90 v A ey 1 ey 2 3 (3)
Jaquiny Bupme:q o = * ° s | l__] il \V/
ue|d s107 Juswdojersq pue 81IS | | s \IOO
uojsiney 8114 Ao 2hL Buime.q |6L/LL/L0|HA| 6102/01/62 3uS1I9 WO1} SWIBWWID Uo poseq uoisiney | _ 8 | v i35+ 4 1098 820 10+ 4
Hal slozo167] 10UIBIY UONEIS PUNOIBAMOYS SIIIH 61/01/67] HQ|  6102/0L/LZ WOOPUET O} SJUSLULIOD UO paseq UOISIASY | v iﬂ:sazmxrﬂmuuw_zﬂfiﬁhzuﬂ_mmﬂnn”m

<n_ <m
panosddy paydayd

umeig o1eg

198[01g

aeq| A

uondussaq| ey

_ 107 Juswdojeneq = =

QUS ==

9zT'8T
1se3 Joul08ld

[WIB96 L
J0UID81d BALQ Uelo(d

PAGE 213



10 DECEMBER 2019

ORDINARY MEETING OF COUNCIL

2038 () £V@ 000Z:L | | T TP E————
saquiny Bumeiq o = mN ’ alws || |1 i X \oo
ueld euS Bunsixg || |1 VAN
uoIsiABY 814 avd il Bumesq m_.\i:o_ E 6102/0L/6Z JUBIID WO} SIUSWILIOD U0 paseq uoisiney _ |m_ lﬂi&.d-_.‘an. ‘o058 15002 19+ 1
Rauphs
V1 vs Ha| slozoL'67 1oUIB14 UOREIS punoiBmoys s (640169 _HA| _ 6102/0L/Lg WOdPUET o) SIUBILI0D UO paseq uoisiney | v P ﬁ@ﬂ%mm
panoiddy poyaay) umeIq aeg 18foig aeg _ Ag :o_i_._uama_ AdY

8IS Uo

Buluepip) peoy uolbullie) sbuip|ing Bunsix3 mm
v(Q eleledss $931] 198115 pue

40 100lqng - uonijoweq () uonelebep bunsixg )
suoz ueledly abejleH
punoiBmoys s|jiH |enuapisey

107 swdojpreq = =

yded 1en

PAGE 214



10 DECEMBER 2019

ORDINARY MEETING OF COUNCIL

€03Is| () £V® 000Z:L J ] 158555 90 v A ey [T —
JaquIny Buimeiqg oot i || |1 rotkelred AV
ue|d sasn pesodoid | | e I\
uoisiAsy 8li4 av2 2L Buime.q m,\\:\—O_ E 6102/0L/6Z 3811 LIOJ} SIUSULIOO UO paseq UoISInay _ |m__ ;E“-ﬂws‘n“. EEFE....-‘!“
Raphs
v vs Hal slozo167] 10UID81d UONELS PUNOIBMOYS S|IIH 61/01/6Z] HA|  6l0Z/0L/LZ WOOPUET WOJ} SIUBWILLOD UO Paseq UoisiAsY | O ﬁ_ﬂm.._wﬂ—vh..ummmmcm”m
panosddy payIayn umelq aeq 18{014 aeq _ Ag =o_i_._uuwn_m Aoy

eze|d uonels

asn-paxiN

8|qI1Ss800Y Ajoljand
lenuspisey

PAGE 215



10 DECEMBER 2019

ORDINARY MEETING OF COUNCIL

YOS () £V® 000Z:L | | I e}
soquiny Buimeiq oot o ¢ aleos || |1 roitelresd AV
ue|d 8oedsg uedQ | | N
uoIsiABH 814 avd 2nL Buime.q MWF\2\5_ E 6102/01/62 811D U0 SIUBUIWIOD U0 paseq UOISInaY | |m__ [ ey ety
oupdg.
v Vs nal slozos 10UI0814 UONEIS PUNOIBAMOUS S|lIH m:o_\mw_ HA| 610Z/01/LZ WOOPUET WOJ) SIUSWIWOD U0 paseq :o_w_>mr; v R 00T MEN ﬁ_“m_za“ﬂ—vl_u..wmmmqhnﬂm
panoiddy payaay) umeIq aeg 18foid aeq _ Ag uonds _._uama_ AdY

S300|q JuBWdOo[BASP UIyHIM papirold
9@ 0} 9oeds uado |PUNWIWOD 81eALd

(1xe1u00) 9oeds usado d1ignd

Uil ueisspad oljand 112
9oeds uedo 21|qNd

spunolbmouys ||IH 8j1sed

PAGE 216



10 DECEMBER 2019

ORDINARY MEETING OF COUNCIL

_ S0 () £V® 000Z:L || [ T e TP E————
Jaquiny Buimeiq ajeas _ |_ _ I_ ﬁns..ﬁﬂs.«:de 7,
_ Ueld S3oEqIeS || I Fetnson \fo
uoisiAey 814 Qv 2hL Buime.q |6L/LL/L0|HA| 6102/0L/6Z U110 WO} SIUSUIWIOO UO paseq uoisinay | _ 9 | s en 2100 4 8088 00 1901
Nal VS Hal slozoL 67 JouIelg Uonels punoiBmoys sji [BH/0H/6¢| _HA| _ 6102/0L/£g LO9PUET UL SIUSLILIOD U0 paseq UOISINGY | V| ...i;saz%rﬁw_um_._wﬂu%ﬂrrm
panosddy paydayd umeig s1eq 198[01g meq|  Ag| uondusseq| _noy| 13342y X0

3oeqias Alepuodss wg Joeqles Alepuooss Wz mm

soeqies Alewiud WG mm  doeqies Alewud WGy
SJoeqies Alewld WE Joeqies Alewld W) e

PAGE 217



10 DECEMBER 2019

ORDINARY MEETING OF COUNCIL

168 505 200 Naw P Al ampagnsy 503

PAGE 218

ueld AyouessiH peoy

6L0Z/0L/6Z 1U8I|D WO} SJUSLULIOD UO paseq uoisiney | 9
6102/0L/LZ WOOPUET] WIOJ} SIUSLILIOD UO PASE] UOISINY |

10UI0814 UOIIBIS PUNOIBAOYS S|IIH

peoy [e007] pesodold wun
peoy 101090 BUNSIXT

peoy 2007 BUNSIXT e
peoy |elouy Buisixy mm




10 DECEMBER 2019

ORDINARY MEETING OF COUNCIL

_ L0 () £V® 000Z:L | [ 158565 200 vy g e 3 [ e
saquin Buimesq aEs I |1 mmﬂs.«:de \ 7
ue|d syBleH Buipiing || 1 e \foo
uoisiaey s114 Qvo _ il Bumesq |6L/L1/10] HQ| 6102/01/6 1US1|D WO} SJUSWILIOD UO paseq uoisiney | 4 | AT
2l VS _ Ha | 61020167 Jouraid Uonels punoiBmoys sii[64/0H/6¢ _HA| _ 6102/0L/2z WOdPUET L0 SIUSLILIOD UO pasedq UoISINeY | V| iﬁéﬁrﬂm.mmmwwm”w
panosddy paysaysy umeig ) 18{014 w—mn__..lpm._ =o_i_._uuwa_ [:Wlm._

PAGE 219



10 DECEMBER 2019

ORDINARY MEETING OF COUNCIL

8038 () £V® 000Z:L | | D e TP E————
saquiny Bumeiq o aleos | |1 Frlieid AV
ue|d SS900Y JB|0S | | i \IOO
voisiAel a4 Qv AL Buimelg m(i?o_ E 6102/0L/6Z 1UBI|D WO} SJUBUILIOD UO Paseq UOISIARY | |m__ ORI .oy
10Z0L- JouIalg Uonels punosBaoys sy [6Y067 _HQ|  6102/0L/2z Wodpue] Lol SIUSWILIOD Uo peseq UOISINel | Y b i L B L]
V1 VS Ha| 6L0C°0L'6¢] UM3IYAIY X0D
panoiddy payaay) umeIq aeg 18foid aeq _ Ag uonds _._uamam AdY

9oedg uadQ Alewlid _

auN( 1Sz uo wdg-weg
u2aM18q 1YBIIUNS SIYZ SOAI9981
~|  1eyy eoeds uado jo uoiiodoid

:810N

PAGE 220



10 DECEMBER 2019

ORDINARY MEETING OF COUNCIL

60 XS] 8|B0S 03 10N | | e S ——. [RY Vy———s)

Jaquiny Buimelq s _ _ |_ ﬁwﬂs.«!vllsmei hrd

ueld s1yBleH adojenus Buipiing | 1| FAN
uoisiAeY 8114 Ay afitL Bumelq mﬁ\:\—o_E 6102/01/6Z 1UBI1|D WO} SUBLILIOD UO Paseq UOISIASY | _9] :ﬂiiiﬂ,d.ﬂ.%gﬁ-ﬁ..aﬂ
v1 vs Ha | sl0z°01'62 1oupBIg UoREIS punoiBmoys sipiH (Y069 _HO| _ 6102/01/£Z WOOPUET IO} SIUSWILIOD U0 POseq OIS | ¥ B ol i
pasosddy payIsyDn umelq aeq 198f01d Emn__ Ag =o_i_._uuwn_m Aoy RRRNY ko

(100J} 0} 100|4) puno.B anoqe |enuspisey |°¢ |/ i
|on8] 18815 8U) SAOGE S8BLIS) pue Uspieb a1eud peies|3 WG’ - | |
(100} 01 J0O|4) pUNOJB UO [ellUBPISaY WE'S

(100} 01 JOO|H) PUNOIB UO [BIUSPISSI-UOU JO} WY - G'E

/| 1013u02 1ybBiay 437 01 dn s1amol pue winipod 4o sjaAs| ¢ 0} dn aue|d punolo

4 910N

BN N

N

1seJ jouloald
punolbmoys s||iH

10UIDBId
aAlQ ueloq

a
Y gy, o,
s

40 38NV 30

Fww>>ubc_owhn_
punolbmoys sjjiH

PAGE 221



10 DECEMBER 2019

ORDINARY MEETING OF COUNCIL

_ oL S| ]80S 01 10N | | |1 188 565 700 NOW 271 fid ampssmpary 103 B A oy w00 10 (3)
a
e OO ks - == 3100
voisiAel 8114 av9 B i Buimesq |6L/LL/L0|  HQ| 6102/01/6Z 1US1ID WO} SUSWILIOD U0 paseq uoisiney | 8 | AT,
\al VS _ Hd| 6L0Z°0L'67] 1ouI0a1g uonels punoibmouys sii [64/01/6 _HQ| _ 6102/0L/Lz WOIPUET LIOH SIUSWILIOD UO paseq UoISINeY | V| gsiiﬂﬂn.s.ﬂ}lﬂmwmm
panciddy payaay) umeig sieq woloag | meq| 4g| uondinseq| ok |

adojeAug Jemo] seq 1oulosld

DQy Jad se uonetedss Buip|ing a|geliep
30Bq18S AJBPUODSS WIE WNWIUIA mem
19911S MON UO punoib uo 3oeqias Alewlld W me ¥
18911S MON UO punoib uo 3oeqias Alewlld WGy

1Q 8quwiel) 8 pue py punoibmoys uo oeqies Alewlld g

ABAA UBISN[EPUY PUB PEOY U0IBULLIEY) UO Y0B(18S AJeWild WG me | —

Yoy
- \nd\ N
\ \ g/ N LR
S st
a/ S \,, e

y. / o
\ \\ \ g,
7

St uy
/ Lepy, 09 w

4 |
ARF:
ay - BOE Ao,
HMW/Q@W%;\S@.W i, @
‘,/Hs‘r/ \ %/y/./,
//l// s Awg / Y~
/ 9 S f——
- . | St [
T A.0)¢
9
e L

shai01S 9|

adojeAud Bulp|ing 1se3 10uld8ld punoiBmoys s|iiH
= \

1583 10UIBI4 PUNGIBMOUS SIIIH

PAGE 222



10 DECEMBER 2019

ORDINARY MEETING OF COUNCIL

m v_w_ 9]e0g 01 10N | | | 188 555 200 N2 P Al ampagaany 403 P A oy e ululde (3)
a
Jaquiny Buimeiq o D_M_ m:w_m”_v_mwywmcﬂch M\wm mmm “|_ “ |_|_ 50 e Vﬂoo
uoisiaey 114 Av) o “apL Buimesq mr\:\_o_E 6102/01/6 1US1|D WO} SJUSWILIOD UO paseq uoisiney | 4 | WO, o o
V1 vs _ Ha| 61020167, 10UI0814 UONEIS PUNOIBMOUS w___xim:o:mw_ HQJ _ 6102/01/g WOIPUET WO} SIUSWILIOD UO paseq UOISINSY | v g&iﬁﬂ%ﬁ
panouddy payaayd umesqg oleq weloig|  eeq| Ag uondiisseq| asy

adojeAu] Jemo] 10uld8ld 8AlQ ueloq

(9218 Ul SBLIBA) BZE|d BALIQ UBIO(Q
30BQ1OS AIBPUODSS WIE WNWIUIA] me

o@é&%o -
\

[0S

adojeaus Buip|ing 10uId8ld SAL UBIOQ PUNOIBAMOYS S||IH

aAlIQ uelo@ punoiBmoys s|jiH

PAGE 223



10 DECEMBER 2019

ORDINARY MEETING OF COUNCIL

_ LS| 9]e0S 01 10N | | _|_ 188 55 200 NI B i ampsamny o3 P A aompamy we ululdey (3)
saquinp Buimesq aEs | | 1303 o
UBld SYOBqISS pUe SA8IolS _|_ _|_ e .f.\oo
adojeAu3 Buip|ing 1S8AA JOUIDBIY — 1 LA
uoisiARY |14 Qv Bl Buimelg mr\:\_o_ Ha; 610Z/01/6¢ 1u8l|) WOoJ) SIUSWIUIOD U0 PBSeq UoIsiAeyY _ d agnﬂ‘mﬁpﬂsh
\al VS Ha| 610Z°0L 62| 10UID81d UONBIS PUNCIBMOYS S|iIH 61/01/67] HA|  6l0Z/0L/LZ WOJPUET WOJ} SJUBWIWOD UO paseq uoisiney | v gsiiﬂmﬁm
ponosddy | pexasys umeiq aieg weloig| ewa| Ag uondinseq| rey e
adojoAug 1omo] 15\ 10UIB1d HUBWIBSES $S800Y 1004 pUnoin adojenug BuIp|ing 158\ 19UI9814 PUNOIBMOUS SiIH
30eg1eg AJepuooag Wz WNWIUIA me / I
|

ado|eAug WNIPod 1SaAA 10Ul

40 38AV10 30

PAGE 224



10 DECEMBER 2019

ORDINARY MEETING OF COUNCIL

_ eLis () £V® 000Z:L J ] 158555 90 v A ey 1 ey 2 3 (3)
wooL 0s k14 o
saquiny Bumeiq s || |1 m.uwrm.ﬂ!de \ 7
ue|d SS90y pue JUSUIBAO|A BJ2IYSA | | FAN
uoIsiABY 84 AV L Bumelq m(i\—o_ Ha 610Z/01/62 1u8l|) WOoJ) SIUSWIUIOD U0 Paseq uoIsiney _ g 0 DRI
YIS YR L1904 00588202100 1
\al S HAd | 6L0Z°0L'67 10UID8I4 UOIBIS PUNoIBMOYS SiH mF\oF\mN_ HA|  61l0Z/0L/LZ WOOPUET WO} SUSLIWOD UO paseq :o,.m_>®mm \ ggt?iﬂﬁﬂ“ﬂfﬁhxnﬂ%mriu
panosddy paydayd umeig sleq wafoid sieq|  Ag uondisseq| oy UMY X07
‘Ajuo sasodind aAizensn||l
Sjulod SIUI0d SS90y . :
104 paplnoid S| INoAET
$S900Y 8]01ysA pasodold < s|olyop Bunsixy o 210N
JUBSWIBAO|A JUBSWBAOIN
8|o1yaA pesodoid m m 8|01yaA BUNSIXT e

PAGE 225




10 DECEMBER 2019

ORDINARY MEETING OF COUNCIL

vLIS| (7)) £V® 000Z:L | | I e}
soquiny Buimeiq oot aleos || |1 roitelresd AV
ue|d @ouenu3z Buipjing | | ) I\
uoIsIABH alld Avd 20 Bupmesg |61/LL/L0| HA| 6102/0L/6Z U110 WO} SIUSUIWIOO uO paseq uoisinay | _ 4 | s 1+ 4 D058 45002 10+ 1
sy faupls: AU
v vs nal soz o162 10UBI UOEIS PUNOIBMOUS s [EY/0/67 _HA] _ 6L0Z/0L/£Z WOOPUET WO SIUSWILIOO UO Paseq UoISIneY | v/ 0002 M ﬁ_ﬂwwr_oa%__“mwm”w
panoiddy payaay) umeIq aeg 18foid m-mn__ Ag =o_i_._u¢m0_ AdY

saug Aggo <

S8111UJ OHOS / [e10JBWWI0)
/ [le1ay 100|4 puUNOID) e
S811UT Juswilledy USPIED) mem

‘Ajuo sasodind aAnesnsn||i
104 paplnoid S| InoAeT

1810N

PAGE 226



10 DECEMBER 2019

ORDINARY MEETING OF COUNCIL

SLAS| () £V® 000Z:L | ] 158555 90 v A ey 1 ey 2 3 (3)
w
saquing Guimesq oot o «“ 0 ajeag || 1 m.uwrsus!:u...e \ 7
ue|d 9deaspueT YUm J0o|4 punoio) - ue|d als | | oS HotRmon el
uoisineY 8114 Ay L Buesq [6L/LL/10] HA 6102/01/6Z 1UB1|D WO} SUBLIWLIOD UO paseq uoisiney | 8 WO, o o
Al VS HAd | 6L0Z°0L'67 10UI081d UONEIS PuUnoIBMOYS S|jIH mF\OF\mN_ HA|  61l0Z/0L/LZ WOOPUET WO} SUSLIWOD UO paseq :o,.m_>®mm v gszzmxiﬂaﬁw_“m.ﬁﬂhnwmﬂ.m“u
panosddy paysaysy umeig ) 18{014 w—mn__.|o|m._ =o_i_._uuwam ABY Y koD

‘Ajuo sasodind aAizensn||l
104 paplnoid S| INoAET
910N

uole|nouIo/syedied/sellus Buipjing

193/euiedng sal60jodA| Juswiiedy BulAlep
|e1oJaWWOo)/|1e18Yy |leyoy ulelb aul4

PAGE 227




wes sz

9L NS
saquinp Buimesq

0
ajgag

|

| 189 585 200 NI P A assay ) P A oy e lulde (3)

|1

JUIDB1d SALIJ UBIOQ PUE 1SBT 10UIdald YBnolyl uonoas buoT

uolsael ol avo _H oL Buimeiq

|
6L/L1/10_HQ|

\a
parcsddy

VS
payaay)

Ha

umeg

61020167
o18Q

18foig

10UI0814 Uonels punosdmoys siiH 610469 _HA|

m-mn__ Ag

- = Y00

610Z/0L/62 JUS1|J WOJ4 SJUSLULLIOD U paseq uoisiaey | 8 [T R—

TYES TSZBZ 19+ 4 DOSOSZOZIN YL

610Z/0L/Z WOOPUET WO SJUSLILIOD UO P3Seq UOISIARY | AR ODOZ MGN AupAG WailS souamO 551 G W

O6Z) MSN Aeupls TBID o8 0

uondussag| ey unpPRapYIY X0

10 DECEMBER 2019

‘Ajuo sasodind aAnensn||i
104 papinoid s| uoieg
910N

1SV3 LONIO3Yd

AVM
% NVISNTVANY LONIDO3Hd IAIYA NVHOA

ANIWJOT3A3A TVIINILOd MA Q4 ANNOYOMOHS
I
I
|
|
I
|
|

e

ORDINARY MEETING OF COUNCIL

fr e e =

Tovdmnod . . T
FOvas wet

$5966°8

TOVELSS o
P

I

aivonRGE T
IS
WovaLEs o

Lty

]
|

|
FEvORTOa]
|

|

|
w

|

|

|

Fevawnod

PAGE 228




10 DECEMBER 2019

ORDINARY MEETING OF COUNCIL

Jaquiny Buimelq

LLS

||

|__J

158 $E5 200 N B Al amgsapay oy 71 i sy w3y pbutdes (3)

(7 g

Emmm |

|

||

M—wm>> 10UID81d PUE 10UIDB14 AL UBIOQ YBNOIY) uonoes BuoT

|__]
L Buwmesq [6L/LL/10] HA

uo|siABY 84 Qv 6102/01/6Z 1U8|D WO} SUBLUIOD UO paseq uoisiney | 8
v vs Hal slo0zo167] 10UI981d UONELS PUNOIBMOYS S|IIH 61/01/6Z] HA|  6l0Z/0L/LZ WOOPUET WOJ} SIUBWILLOD UO PasEq UoIsiAsY |
panosddy payIsyDn umelg oleq 128(01d aeq _ Ag =a_i_‘_uuwn; Aoy

ORZ1 WS Aol TOLG 8 O
2UMazYaIY X0

AVM
NVISNIVANY

|
|
|
|
|
|
L

‘Ajuo sasodind aAnessn||i
104 papinold s| uoioeg
910N

LONID3Hd 3AI4A NvHOA

1S3M LONIDO3Hd

YOHNOR

J . j m.
[e—— m—
— —

— :

T —

|| —

| ——x| —

Pi— —

| 5 —

e —

m L

I —

| | —

] —

| .

o —

Lr—  — .
— A

3AlEa
8AV10 30

213340 IVLLVO v

g
2

< onow

:
g

PAGE 229



ORDINARY MEETING OF COUNCIL 10 DECEMBER, 2019

IATTACHMENT 2 |
FIES THE HILLS SHIRE COUNCIL
J& \" B I I L 3 Coiumbia Court, Norwest NSW 2153
" »\i‘» / PO Box 7064, Norwest 2153
e Sydney s Garden Shire ABN 25 034 494 656 | DX 9966 Norwest
10 December 2019
Director - Key Sites Assessment
Department of Planning and Environment
GPO Box 39
SYDNEY NSW 2001
Our Ref: FP223

Your Ref: SSD-9653
Dear Sir/Madam

STATE SIGNIFICANT DEVELOPMENT APPLICATION — SHOWGROUND STATION PRECINCT

Thank you for the opportunity to provide feedback on the State Significant Development
Application (SSDA) for the Hills Showground Precinct (Government Land). The following
comments are provided on behalf of Council:

* Urban Design

Built Form and Dens

The proposed built form and density (1,900 dwellings) is of a scale which is beyond that envisaged
under the applicable strategic framework and the concepts put forward by the Department of
Planning, Industry and Environment as part of the Priority Precinct exhibition, As these plans were
used to justify the rezoning of the site to Council and the community, there is a reasonable
expectation that future development aligns with these outcomes, The delivery of yields more
consistent with the outcomes previously exhibited by the Government through the precinct
planning process (approximately 1,500 dwellings) would enable a more appropriate density and
built form outcome to be achieved.

The SSDA concepts depict a relatively bulky built form with minimal modulation or variation in
height across the site. The density is also considered to be too high for the site owing to the
overwhelming bulk and scale presented. It is expected that a high profile development of this
nature would provide exemplar outcomes of good building and development beyond baseline ADG
minimum requirements. The North Ryde precinct and Lachian's Line developments for example
are not considered to be appropriate precedents to follow nor are they contextual and reflective of
an appropriate future character for the Showground Precinct.

The proposal is seeking to maximise development potential at the expense of providing an
attractive, varied and interesting built form. The concept currently resembles a high level feasibility
proposal rather than a masterplan for higher density urban living providing high quality amenity
dwellings and public domain.

In this precinct there are some sites worthy of being termed a landmark or gateway site. These

sites such as the corner of Showground Road and Carrington Road should be expressive of their
location and visual prominence on the site. Providing more variety in the height and form of the

www.thehills.nsw.gov.au | 9843 0555
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towers should be considered in contrast to the dominant single height datum that is currently
expressed.

It is further noted there are inconsistencies between the proposed building heights within the Urban
Design Report (page 91) which includes some two and three storey elements in the Doran Drive
Precinct and the Plans for Approval (Drawing No. SK7) which identify buildings ranging from four
storeys to 20 storeys. Consistency between all of the relevant information is considered paramount
if these documents are to be used to guide future built form outcomes.

Building Separation

The tower heights and lengths are such that the ADG minimum building separation of 24m is
insufficient and consideration should be given to providing greater setbacks through the off-setting
of towers so that distances of around 40m can be achieved. Distance separation of less than 24m
between tower forms is inappropriate and fails to provide any certainty that a high amenity built
environment s able to be achieved.

Urban Grain

The Urban Design Guidelines will not provide a “fine grained' street frontage. For example, the
Urban Design Guidelines (page 28) include a trigger for buildings to incorporate articulation at 50m
of building length which is considered inadequate. It is recommended that a requirement be
included in the Urban Design Guidelines, consistent with the Showground Precinct DCP, that for
streets with a road reservation of less than 20m width the length of building facades shall not
exceed 40m. A maximum building length control of 85m should be included for streets with a road
reservation of 20m or greater.

Consideration should be given to how a finer grain street edge could be achieved to prevent the
built form presenting as being monolithic and without a sense of human scale, Reference should
be made to the current DCPs for Showground and Castie Hill North for guidance on how to better
achieve a fine grained street edge

Mid-Block Links

It is recommended that consideration be given to an additional through-site link within the Doran
Drive Precinct to break up the built form and provide greater connectivity between the station area
and the Castle Hill Showground. It is noted that the indicative layout plan within Council's
Showground Precinct DCP requires a pedestrian link in this location. The Showground is expected
to accommodate large events and additional through-site links would better accommodate
pedestrians moving on mass between the Showground and the station. The resultant break in built
form would also assist with reducing the visual bulk and scale of buildings.

etbacks
Landcom is seeking to reduce minimum setback controls required for the site under The Hills LEP
2012 and The Hills DCP 2012 as summarised below!

The Hills LEP 2012:
Location LEP Requirement SSDA Proposed
East Precinct local street 5m 4.5m (podium)
3m (upper levels)
The Hills DCP 2012:
Location DCP Requirement SSDA Proposed
East Precinct (Showground Road) 10m (podium) 3m (podium)
5m (upper levels) 3m (upper levels)
East Precinct (De Ciambe Drive) 5m (podium) 3m (podium)
5m (upper levels) 3m (upper levels)
East Precinct (Carrington Road) 5m (podium) 5m (podium)
- 5m (upper levels) 5m (upper levels)
East Precinct (setback to service box) om Nil requirement
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Location DCP Requirement SSDA Proposed
Doran Dnve Preanct (De Clambe 3m (podium) Om (podium)
Drive and Doran Drive) 5m (upper levels) 3m (upper levels)
Doran Drive Precinct (Andalusian Om (pedium) Om (podium)
\Way and Mandala Parade) 5m (upper levels) 3m (upper levels)
West Preanct Om (podium) Om (podium)

3m (upper levels) 2m (upper levels)

The minimum setback of 10m to Showground Road in the DCP seeks to respend to the busy
nature of this Arterial Road. It aims to provide sufficient space for deep soil planting including larger
tree species to ameliorate potential visual and acoustic outcomes and maintain a green and leafy
character consistent with the Garden Shire identity, The larger setback also acknowledges the
lower scale development on the opposite side of Showground Road.

In addition, the required upper level setbacks in the DCP (generally 5m) seek to ensure that taller
building elements comprise a generous setback from streets to reduce building scale and bulk and
provide ample sunlight access to the public domain.

The propesed reduced setbacks are not supported. The minimum setbacks within The Hills LEP
2012 and The Hills DCP 2012 were set as a result of detailed precinct planning completed by the
NSW Government. These already vary substantially from Council's typical front setback
requirements for apartment buildings of 10 metres (apart from Showground Road). These already
reduced setbacks acknowledge the intended urban character of the area, whilst continuing to allow
reasonable space for deep soil planting and larger tree species, increasing urban tree canopy and
privacy and amenity for future residents. The setbacks established under the applicable framework
also seek to enhance solar access to streets and reduce wind impacts — this is desirable from an
amenity perspective in this high density area.

Where the street is defined as an active frontage, consideration should be provided to what uses
may occur. It is recommended that appropriate setbacks be provided as per the existing controls to
enable active frontages to be functional. Providing a zero lot setback on these frontages will
prevent on-street cafe and dining opportunities from eccurring as they will provide an impediment
to the pedestrian path of travel. The established controls were put in place with due consideration
of desired future uses and should be compiied with.

It is also considered inappropriate to vary the requirements as part of a master plan approval,
without any detailed concepts for individual buildings to justify the variation. It is noted that there
would remain some scope for variation to setbacks to be considered on a case-by-case basis as
part of future built form applications for individual buildings. This would allow for consideration of
variations having regard to the detailed design of individual buildings, proposed land uses and
specific opportunities and constraints afforded by individual sites.

Site Coverage

The proposed site coverage appears to exceed the maximum requirement under Council's DCP of
50%. This would be a contributing factor in the proposal exceeding the capacity of the site and is
evident with the Precinct East common open space areas which are in shadow throughout the day
on 21 June. The lack of solar access indicates that the proposed density is too high. It is not
considered to be acceptable that the principal ground level open space for these developments
receives no solar access on 21 June. Roof top gardens do not provide an acceptable substitute
and present issues for children seeking areas for safe play. Full site coverage is unnecessary and
inappropriate in an outer metropolitan station precinct.

ommunal n Space
Communal open space provision shouid demonstrate compliance with the requirements of The
Hills DCP 2012 Part D Section 19 — Showground Precinct rather than the SEPP 85 Apartment
Design Guide. Provision of play areas within individual communal open spaces should be
considered to cater for the projected population, of which a high proportion will be children.
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Solar Access
The bulk, massing and tower heights should be arranged so as to provide unimpeded solar access

to proposed public open space locations including the existing station park for two hours on 21
June. For a proposal of this size, high quality public open space design is essential, in keeping with
the place-making principles of high quality liveable urban places,

The shadow diagrams provided as part of the Urban Design Report indicate that the communal
open spaces within the East Precinct will be predominantly overshadowed between 9am and 3pm
on 21 June. Whilst the controls within The Hills DCP 2012 Part D Section 19 — Showground
Precinct do not apply to State Significant Development Application, these controls establish
Council and the community's expectations of future redevelopment within the station sub-precinct
within the draft DCP. The proposed developments would not comply with the DCP requirement that
developments shall achieve direct sunlight to the principal usable part of the communal open
space for a minimum of two hours between Sam and 3pm on 21 June. It is noted that a reduction in
density and greater variation in heights, as recommended previously, would likely assist with
mitigating this issue.

Other SEPP 65 Matters
The following additional matters require further consideration and potential design revision to
demonstrate meeting ADG objectives and design critena:

« A number of apartments noted as meeting natural cross-ventilation are not in compliance
with the acceptable design criteria as engineered solutions and ventilation shafts are not
considered acceptable solutions, and

+ Deep soil zones provided in front setbacks cannot be included in ADG summary of deep
soil provision as a 6m minimum distance is required.

Active Frontages
The Urban Design Guidelines should require human scale activated street frontages throughout

the precinct. Public and Private Interface Guideline No. 1 on page 36 of the Urban Design
Guidelines requires ground floor residences to provide an elevated stoop no less than 1m and no
more than 1.2m above the levels of the adjoining public domain. It is recommended that these
metrics be amended to no less than 0.3m and no more than 0.6m to provide greater street level
activation and reduced potential CPTED concerns,

Controls for active commercial street frontages should be included in the Urban Design Guidelines
consistent with the active street frontage controls within Section 5.6 of Council's Showground
Precinct DCP. It is critical that active frontages are oriented towards the Showground and potential
synergies are explored at the interface between development on the Government land and future
uses of the adjoining public land.

Street Trees
The urban tree canopy proposed is insufficient and will not attain 40% coverage targets set by the

GSC and GANSW. It is recommended that a requirement be included within the Urban Design
Guidelines for street trees to be spaced consistent with existing street trees along De Clambe
Drive, Andalusian Way and Doran Drive.

Given the density and foot traffic expected for this site, it is recommended that wind controls be
included in the Urban Design Guidelines to require buildings of eight or more storeys to be subject
to wind tunnel testing at the development application stage and demonstrate the following:

* In open areas to which people have access, the annual maximum gust speed should not
exceed 23 metres per second;
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+ In walkways, pedestrian transit areas, streets where pedestrians do not general stop, sit,
stand, window shop and the like, annual maximum gust speed should not exceed 16
metres per second;

« |In areas where pedestrians are involved in stationary short-exposure activities such as
window shopping, standing or sitting (inciuding areas such as bus stops, public open space
and private open space), the annual maximum gust speed should not exceed 13 metres
per second;

* |n areas for stationary long-exposure activity, such as outdoor dining, the annual maximum
gust speed should not exceed 10 metres per second; and

* The report is to be prepared by a sutably qualified engineer.

These controls are consistent with adopted DCP controls for the Showground Precinct and Castle
Hill North Precinct. Consideration of the wind mitigation strategies as per the Wind Environment
Statement prepared by Windtech should also be included as a requirement in the Urban Design
Guidelines.

Building Materials / Finishes

Greater diversity is suggested for the building colours and finishes shown on Page 47 of the Urban
Design Guidelines. Whilst it is acknowledged these intend to adhere to a specific theme, greater
diversity including suggested finishes for architectural features would be of benefit to encourage
greater visual interest in the built form.

The EIS and Urban Design Report refer to the provision of a range of housing (apartment)
typologies. Whilst medium density housing forms such as terraces are not specifically identified in
the plans, the provision of terraces or ‘terrace edges' as per Council's adopted controls for Castle
Hill Nerth Precinct could be considered for peripheral locations.

Design Excellence

Concern is raised regarding the design excellence strategy and consistency of built form outcomes
if different consent authorities and Design Review Panels are utilised, The Sydney Central City
Planning Panel and Council's Design Review Pane! which comprise of members with suitable local
knowledge and expertise should have a role in assessing all future built form applications.

Whilst Landcom has established its own Design Advisory Panel, it is unclear as to the weight and
relevance of this panel's recommendations in relation to the proposal. There is no coherent
strategy in place to ensure the recommendations are followed and considered, and there is no
transparency in the process for members of the general public or Council to review the findings of
the DAP against the design proposal put forward.

Reference should be made in the Urban Design Guidelines to the criteria within Clause 9.5 of The
Hills LEP 2012 which was put in place by DPIE when the LEP was gazetted in 2017,

Design Excellence Guideline No. 2 within the Urban Design Guidelines (page 8) should be
removed, Council officers are not involved in the design of individual bulldings and development
lots. Council has a Design Review Panel comprising three highly skilled and expenenced design
professionals approved by the Government Architect. The Design review panel provides design
advice to applicants and Council officers.

p , : !
As the concept approval will effectively constitute a site specific DCP (in satisfaction of Clause 9.4
of The Hills LEP 2012), the Urban Design Guidelines should include sufficient detail to guide the
final built form outcome. The guidelines need to have a level of detail equivalent to a DCP and
should be expanded to provide guidance on additional matters such as:

« Unit mix and apartment size - future apartment development should comply with Council's
housing mix and diversity criteria, as specified within Clause 7.12 of LEP 2012;
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+« Common and private open space;
+ Public domain character and treatments; and
» Required parking rates.

Proof of Conce|
It is recommended that the proof of concept be peer reviewed by a Government Architect-
approved consultancy to ensure its quality and accuracy.

Pians for Approval
As a key purpose of the SSDA is to lock in the permissible GFA for each of the future development

lots, it is recommended that the maximum GFA and yields for each lot be included on the 'Plans for
Approval'. This would be consistent with the proposed approach for the SSDAs for the Bella Vista
and Kellyville Station Precincts (Government land).

* Local Infrastructure

Social Infrastructure Assessment

With regard to social infrastructure, the EIS relies on the Community and Open Space Study
prepared by ARUP in support of the precinct planning for the Showground Precinct. It is not
considered appropriate to rely on this study as the yields being sought through the SSDA
significantly exceed those anticipated for the site as part of the precinct planning. In light of the
higher yields that are now intended to be achieved under the current proposals, further
consideration needs to be given to social infrastructure requirements to ensure that the future
residents are adequately serviced with parks, community facilities, schools etc.

Cattai Creek Embellishment

The SSDA does not include any details with respect to the revitalisation and embeliishment of the
portion of the Cattai Creek Corridor adjoining the site (Lot 51 DP 1253217). Works to this land
have been the subject of ongoing discussions between Landcom and Council and it is expected
that any works required on this land will be undertaken and / or funded by Landcom or future
developers.

Lot 57 DP 1253217

A parcel of land adjoining the Castle Hill Showground (Lot 57 DP 1253217) which is owned by
Sydney Metro is currently being used to provide parking for the Showground and metro station. Itis
expected when no longer required by Sydney Metro that this land will be amalgamated into the
adjoining Showground, at no cost to Council, as a critical portion of this facility which will in part
support the future population on the subject site.

Community Facility Floor Space
The EIS submitted with the SSDA notes that the provision of community uses within commercial

fioor space will be subject to further discussion with Council as part of future detailed DAs. It is not
considered acceptable to defer the resolution of this matter to future detailed DAs. Rather, it is
critical that the SSDA identifies how the development will address increased demand for
community facilities and establishes a mechanism to secure delivery of community facility GFA as
part of any concept approval.

Doran Drive Plaza

A clear and unimpeded path of travel should be provided through the Doran Drive Plaza as a key
route accommodating pedestrians travelling between Castle Hill Showground and the station,
particularly at times when events will bring large volumes of pedestrian through-traffic. Additional
space may be required to facilitate the range of activities expected to be accommodated within this
busy pedestrian thoroughfare.

Detalled design of the embellishment of the plaza must be undertaken in consultation with Council,
particularly if it is intended that this space be publicly dedicated.
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Preci ast Park

It is recommended that the proposed Precinct East Park comprise an area of at least 0.5ha
consistent with the minimum area for a local urban park as per Council's adopted Recreation
Strategy.

A 70% tree canopy as recommended in the Urban Design Guidelines 1s ambitious for a park which
is largely overshadowed. Consideration of public amenity is required as well as precedents of what
a park with a 70% tree canopy would look like - the precedent images illustrated are not reflective
of what is proposed and potentially fail to achieve a 20% tree canopy. As an example Rouse Hill
Town Centre currently achieves a 10-20% tree canopy.

Schools

The additional pepulation will contribute significantly to the demand for a school within the Precinct,
which has not been identified. The Government imposed a cap of 5,000 dwellings within the entire
Showground Precinct, until such time as the need for additional education infrastructure has been
resolved by State Government. The proposal would exhaust nearly 40% of this yield on
Government-owned land alone, without any solution to this regional Infrastructure issue being
established. The subject site represents the key remaining area of Government-owned land within
the Precinct and it is strongly recommended that the development be revised to incorporate a new
school on the Government-owned land in order to overcome this issue which was identified during
the Precinct Planning Process.

Public Domain
The Urban Design Guidelines should include a requirement to give consideration to the relevant
provisions of Council's Public Domain Plan for the Showground Precinct.

Delivery Mechanism

With respect to local infrastructure, the SSDA notes that the proposal makes provision for the
Doran Drive Plaza (1,400m* GFA) and a new public park (3.500m?). Whilst it is assumed these
facilities would be provided by Landcom or future developers and dedicated to Council, no
mechanism has been proposed by Landcom to facilitate this.

A mechanism to secure the funding and / or delivery of all infrastructure required to support the
proposed development must be established at the concept development application stage, as a
critical outcome of any SSDA approval. It is expected that Landcom (and/or other developers) will
be responsible for the full costs of the provision of all new infrastructure required to support the
development including the matters identified above and the payment of contributions under the
applicable Contributions Plan No. 19 — Showground Precinct. No approval should be granted prior
to such a mechanism being established between Landcom and Council,

* Relationship with Castle Hill Showground

Future development will need to give strong consideration to the relationship between the subject
site and the Castle Hill Showground. The proposal must have regard to the Interface between
future development and the Castle Hill Showground and demonstrate clear access and linkages
between the two areas. Consideration should be given to verge widths, building setbacks, location
of outdoor dining areas, pedestrian and cycling connectivity and view lines through the site. Future
active frontages proposed (potential “eat-street”) should be oriented towards the Showground and
potential synergies between future uses of the adjoining public land should be explored. This
requirement should be included within the Urban Design Guidelines which will guide future
development on the subject site,

Landcom should also engage with Council with respect to future opportunities for partnering on
investment into the Showground as this will service, and add value to, future development on the
Government-owned land,

. ivisi an
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Clarification is required with respect to the proposed subdivision plan. It is understood the proposal
seeks to subdivide Lot 56 DP 1253217 to create three development |ots, one public space lot and
one lot to be the future road. Roads cannot be dedicated to the public until they are constructed. If
the intent is for the road to be delivered upon the eventual development of one or all of the
development lots then it should be included as part of those lots and dedicated later when built.

= Traffic and Parking

Road Hierarchy

The existing roads constructed by NRT are designated as local roads and the new road dissecting
Lot 58 DP 1253217 Is also a planned local road, however SK 06 distinguishes it from those other,
existing local roads. Care should be taken to ensure the design of the new Precinct East street will
present a uniform and legical profile with the existing streets already constructed by NRT.

Street Profiles

With consideration of the proposed density and foot traffic expected for these precincts, the street
profile for the new Precinct East street should include generous footpaths to facilitate pedestrian
and cycle movement. At a minimum a 2.5m shared path should be required on one side. 1.5m
street verges with street trees at 10m spacing are also recommended.

Car Parking

Concern is raised with respect to the proposed parking rates (0.6 — 1.5 spaces per unit, 1 visitor
space per 10 units, 1 space per 145m* of commercial gross floor area and 1 space per 130m’
gross retail floor area), It is recommended that parking rates for residential flat buildings be
included within the Urban Design Guidelines which are consistent with Council’s housing diversity
provision (Clause 7.12 of LEP 2012 - 1 space per apartment and 1 visitor space per 5 apartments).
It is further recommended that parking rates be considered for commercial and retail uses which
are more in line with Council's current DCP requirements (1 space per 40m* for commercial uses
and 1 space per 18.5m’ for retail uses).

Parking exit points have not been identified, though it is assumed these may be combined with
parking entry points. Clarification should be provided In this regard.

Parking should not occur within building setbacks and should be contained within the building
footprint (preferably basement or suitably screened from the public realm). This should be included
as a control within the Urban Design Guidelines.

* Water Management

Flooding and Stormwater Management

Flooding and overland flows within the subject site under developed conditions should be
demonstrated in addition to existing conditions within the precinct and Cattai Creek, Consideration
should be given to orderly development and identification of any constraints in relation to the
existing and proposed stormwater network required to be provided. As per Council's Showground
Precinct DCP, stormwater runoff must be treated on the development site before it discharges to a
public drainage system.

An indicative layout plan of the proposed stormwater network, stormwater treatment / management
measures and overland flowpaths is required.

The proposed stormwater network level of service is required to be demonstrated to ensure
compliance with Council design standards.

Flows draining from the eastern portion of the site to the intersection of Showground Road and
Carrington Road are to consider the RMS proposed stormwater network upgrades in that
immediate locality,

PAGE 237



ORDINARY MEETING OF COUNCIL 10 DECEMBER, 2019

It is stated in Section 4.7.1 of the Integrated Water Cycle Management Strategy that scour
protection shall be installed at each drainage outlet to the Creek to minimise erosion, However, no
discharge locations have been proposed or indicated in the concept proposal. Proposed or likely
discharge locations to the creek need to be identified.

It is stated in Section 4.7.3 of the Integrated Water Cycle Management Strategy that discharges to
Cattai Creek would require implementation of a surface water quality monitoring program. Further
information is required in this regard detailing why monitoring is required, what parameters are to
be monitored and who would be responsible for the monitoring, noting that Council does not
conduct a water quality monitoring program.

All future development applications should demonstrate compliance with industry standards and
Council requirements with respect to water management.

Infrastructure

Biofiltration swales proposed in a road verge, intended to be owned and managed by Council will
not be supported. Swales and tree pits need to be contained to the development lots noting they
treat runoff from those lots (not the road areas already addressed as part of the previous station
works).

Likely locations of proposed Gross Pollutant Traps should be demonstrated with detail as to who
would be responsible for the ongoing management. Any cartridge filter treatment devices proposed
to be owned and managed by Council will not be supported. Additionally, pit inserts i.e. enviropods,
oceanguards or similar, are not generally supported where Council is responsible for the ongoing
management and maintenance.

Gross pollutant traps are only required as an end-of-line item whereas Precinct East is at the top of
the catchment that drains to the existing road network which already deals with gross pollutants
before discharging to the open channel and basin constructed downstream by others. The Strategy
relies on the open channel and basin constructed downstream by others, without considering
whether the modelling and reporting that informed the design of that open channel and basin
considered this additional runoff from a developed catchment, This needs to be more closely
considered, as supplementary on-site stormwater detention may be required. A plan / sketch
showing the existing and proposed stormwater management measures in the context of the
subject site that speaks to the Strategy is needed.

All stormwater management and treatment infrastructure / devices are to be provided with
appropriate inspection and maintenance access.

MUSIC Modelling
MUSIC modelling created for the concept proposal has not included roads. Roads proposed in the

development are required to be included in the MUSIC modelling in support of the SSDA. The
MUSIC set-up needs to be provided to demonstrate the source nodes and proposed stormwater
treatment train that has been modelled. This set-up should alse be indicated on a site plan to
indicate the location of source nodes, treatment devices and receiving nodes,

In reference to Appendix A, A3.4 Bioretention Measures of the Integrated Water Cycle
Management Strategy, the bioretention parameters modelled in MUSIC need to be amended for
the concept proposal. Specifically, any bioretention system is to be lined and contain an
underdrain, Additionally, review and clarification or amendment is required in regard to the
nominated value of ‘Unlined Filter Media Perimeter' being 0.01m. An amended MUSIC model is
required to demonstrate achievement of pollutant reduction targets for the proposed development.

= Waste Servicing
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All future roads must be able to accommodate Council's standard 12.5m long Heavy Rigid Vehicle
(AS2890.2) to circulate the road network. Waste collection is unlikely to be supported in narrow
laneways (less than 10 metres total reservation width). This requirement should be included as a
control within the Urban Design Guidelines.

A control should also be included within the Urban Design Guidelines that where roads terminate,
a cul-de-sac turning head with a minimum diameter of 19 metres must be provided to enabie
efficient waste collection with no reversing. A further control should be included that all
developments should provide for on-site waste collection either at grade or via a basement and
waste collection vehicles must be able to enter and exit the site in a forward direction,

= Approval Pathway for Future Development Applications

Should future built form applications for individual sites follow the State Significant approval
pathway, concern is raised that this will override Council's Development Control Plan and
established local approval processes. It is recommended that future development applications be
assessed through the established local approval framework, against the concept SSDAs as well as
Council's DCP to ensure high quality development outcomes and a standard of liveability
consistent with other high density locations throughout the Shire. This approach will also ensure
that future applications are assessed by the Sydney Central City Planning Panel and Council's
Design Review Panel which comprise of members with suitable local knowledge and expertise.

If you have any questions in relation to this matter please contact Nicholas Carlton, Manager
Forward Planning on 9843 0416.

Yours faithfully

Michael Edgar
GENERAL MANAGER
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