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Clr J Jackson 
Clr M G Thomas 
Clr E M Russo 
Clr F P De Masi 
Clr A J Hay OAM 
Clr R M Tracey 
Clr S P Uno 
 
VOTING AGAINST THE MOTION 
None 
 
MEETING ABSENT 
Clr B L Collins OAM 
 
10.02pm Councillor Preston having previously declared a non-pecuniary, less  
  significant conflict of interest left the meeting for Item 5 and returned at  
  10.15pm during Call of the Agenda 
 

ITEM-5 STATE SIGNIFICANT DEVELOPMENT APPLICATIONS - 
GOVERNMENT-OWNED LAND WITHIN BELLA VISTA 
AND KELLYVILLE PRECINCTS  

 

 
A MOTION WAS MOVED BY COUNCILLOR THOMAS AND SECONDED BY 
COUNCILLOR JACKSON THAT  
 
1. The matter be deferred to seek an extension of time for a submission on the proposal. 
 
2. The matter be subject of a Councillor Briefing 
 
3. Following Briefing a draft submission be prepared. 
 
THE MOTION WAS PUT AND LOST. 
 
Being a planning matter, the Mayor called for a division to record the votes on this matter 
 
VOTING FOR THE MOTION 
Clr J Jackson 
Clr M G Thomas 
Clr E M Russo 
Clr F P De Masi 
Clr A J Hay OAM 
 
VOTING AGAINST THE MOTION 
Mayor Dr M R Byrne  
Clr R Jethi  
Clr Dr P J Gangemi 
Clr S P Uno 
Clr R M Tracey 
Clr A N Haselden 
 
MEETING ABSENT 
Clr B L Collins OAM 
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ABSENT FROM THE ROOM 
Clr R A Preston 
 
A MOTION WAS MOVED BY COUNCILLOR UNO AND SECONDED BY COUNCILLOR 
HASELDEN THAT the Recommendation contained in the report be adopted. 
 
THE MOTION WAS PUT AND CARRIED. 

655 RESOLUTION 

The draft submission provided as Attachment 3 to this report be forwarded to the 
Department of Planning, Industry and Environment in response to the exhibition of State 
Significant Development Applications for the Bella Vista and Kellyville Precincts. 
 
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 R Jethi  
Clr Dr P J Gangemi 
Clr A N Haselden 
Clr A J Hay OAM 
Clr R M Tracey 
Clr S P Uno 
 
VOTING AGAINST THE MOTION 
Clr M G Thomas 
Clr E M Russo 
Clr F P De Masi 
Clr J Jackson 
 
MEETING ABSENT 
Clr B L Collins OAM 
 
ABSENT FROM THE ROOM 
Clr R A Preston 
 
10.02pm Councillor Preston having previously declared a non-pecuniary, less  
  significant conflict of interest left the meeting for Item 6 and returned at  
  10.15pm during Call of the Agenda 

 

 

ITEM-6 PRECINCT SUPPORT SCHEME - BELLA VISTA AND 
KELLYVILLE PRECINCTS (FP215)   

 

 
A MOTION WAS MOVED BY COUNCILLOR TRACEY AND SECONDED BY COUNCILLOR 
DR GANGEMI THAT the Recommendation contained in the report be adopted. 
 
THE MOTION WAS PUT AND CARRIED. 
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ITEM-5 STATE SIGNIFICANT DEVELOPMENT APPLICATIONS - 
GOVERNMENT-OWNED LAND WITHIN BELLA VISTA 
AND KELLYVILLE PRECINCTS 

 

THEME: Shaping Growth 

OUTCOME: 
5 Well planned and liveable neighbourhoods that meets 

growth targets and maintains amenity. 

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

MEETING DATE: 26 NOVEMBER 2019 

COUNCIL MEETING 

GROUP: SHIRE STRATEGY, TRANSFORMATION AND SOLUTIONS 

AUTHOR: 
SENIOR TOWN PLANNER 

ALICIA IORI 

RESPONSIBLE OFFICER: 
MANAGER – FORWARD PLANNING 

NICHOLAS CARLTON 

 

EXECUTIVE SUMMARY 

Landcom on behalf of Sydney Metro and the Office of Strategic Lands has recently lodged 
State Significant Development Applications (SSDAs) for Government-owned land within the 
Bella Vista and Kellyville Station Precincts. The SSDAs are the next step in planning for 
development outcomes within the Bella Vista and Kellyville Station Precincts, 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 SSDAs seek 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 the assessment of 
SSDAs and has placed Landcom’s applications on public exhibition, which seek consent for: 
 
Concept master plans (including allocation of uses and gross floor area); 

Urban Design Guidelines (against which future applications would be assessed); and 

Stage 1 subdivision of lots which are identified as areas of public open space. 

 
This report provides an overview of the SSDAs and recommends that Council make a 
submission to the Department, provided as Attachment 3. 
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REPORT 

This report provides an overview of the SSDAs for Bella Vista and Kellyville Station Precinct 
which are currently on exhibition and recommends that Council make a submission to the 
Department of Planning, Industry and Environment. 
 
THE SITE 

The SSDAs relate to Government-owned land within the Bella Vista and Kellyville Station 
Precincts, as identified in Figure 1 below. 
 

 
Figure 1 

Bella Vista (left) and Kellyville (right) SSDA boundaries 
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PLANNING FRAMEWORK 

North West Rail Link Corridor Strategy 
The State Government released the North West Rail Link Corridor Strategy in 2013 to 
provide a vison for how the areas around the metro stations could develop into the future. 
The strategy envisages an additional 8,800 dwellings (with a small portion being in 
Blacktown LGA) and 11,300 jobs across the precincts to 2036. 
 
The strategy anticipates the orderly expansion of Norwest Business Park into the Bella Vista 
Precinct with large floorplate, campus style offices up to 22 storeys in height. Supporting 
retail, community and cultural facilities are anticipated as well as housing within walking 
distance of the station. For Kellyville, the strategy envisages the precinct could 
accommodate increased residential densities comprising 7-12 storey buildings supported by 
a new local centre and network of open spaces. 
 
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 envisages approximately 8,500 dwellings and 14,800 jobs within the 
precincts to 2036. 
 
For Bella Vista, the strategy envisages expansion of commercial activities from Norwest 
Business Park with compact office buildings around 15 storeys in height. To the north and 
north-east of the station, a mix of uses including residential apartments between 4-20 
storeys and some supporting retail/commercial uses are anticipated. A mixed use outcome 
is envisaged for the Kellyville Precinct comprising predominantly residential apartments with 
an average height of 12 storeys and some supporting retail uses on the ground and first 
floors. 
 
Priority Precincts – Exhibition and Gazettal 
In 2014, the NSW Government announced Bella Vista and Kellyville as ‘Priority Precincts’ 
and commenced detailed precinct planning soon after. In 2015, the Department exhibited 
Precinct Plans and draft amendments to LEP 2012 including amendments to land zoning 
and development standards to facilitate the delivery of new housing and employment 
opportunities. Following a period of public consultation and workshops with Council staff, the 
Department finalised the Bella Vista and Kellyville Precincts in December 2017. 
 
The SSDAs which have now been lodged are the next step in planning for development 
outcomes within the Bella Vista and Kellyville Station Precincts. The SSDAs are seeking 
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. 
 
BELLA VISTA AND KELLYVILLE STATE SIGNIFICANT DEVELOPMENT 
APPLICATIONS 

The SSDAs seek consent from the Minister for Planning and Public Spaces for a concept 
master plan (including allocation of uses and gross floor area across the Precincts), urban 
Design Guidelines (against which future applications for physical works would be assessed) 
and Stage 1 subdivision of lots which are identified as areas of public domain. 
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A summary of the key features of each application is provided below. 
 

Bella Vista Precinct 
 
Road hierarchy and street network including vehicular and pedestrian movement and 

access arrangements, location and configuration of new streets and intersections.  
 Identification of areas for residential uses including terraces and apartments with a 

built form of up to 68 metres in height (approximately 22 storeys). The proposal will 
facilitate between 2,905 and 3,822 dwellings. 

 Identification of areas for commercial and retail development with a total area of 
between 164,900m2 and 167,080m2. 

 Land for a new primary school between Memorial Avenue and Balmoral Road.   
 Identification of public spaces including 2.74ha of active open space (proposed 

‘district oval’ adjoining the proposed school), 1.1ha of passive local open space 
(within 2 local parks), 1.3ha of additional open space within the riparian corridor and 
a 1,200m2 plaza (with public access) within the town centre.  

A new community and library facility within the Bella Vista town centre. 
Subdivision of lots identified as public open spaces.  

 
Indicative master plan and built form concepts for the Bella Vista Precinct are provided as 
Attachment 1 to this report. 
 

Kellyville Precinct 
 
Road hierarchy and network including vehicular and pedestrian movement and 

access arrangements, location and configuration of new streets and intersections. 
 Identification of areas for residential uses including terraces and apartments with a 

built form of up to 50 metres in height (approximately 15 storeys). The proposal will 
facilitate between 1,410 and 1,804 dwellings. 

 Identification of areas for between 5,649m2 and 10,047m2 of retail floor area. 
 Identification of public spaces including 1.04ha of active open space (within the 

viaduct reservation), 1.24ha of local open space (within 1 local park and 2 pocket 
parks) and a 1,600m2 plaza (with public access) within the town centre. 

Subdivision of lots identified as public open spaces.  
 
Indicative master plan and built form concepts for the Kellyville Precinct are provided as 
Attachment 2 to this report. 
 
The proposals comply with the maximum building height standards, maximum permissible 
floor space and maximum dwelling cap of 8,400 dwellings applicable to the land under LEP 
2012, which were imposed by the Department of Planning, Industry and Environment 
through the ‘Planned Precincts’ program. 
 

SUBMISSION 

A review of the SSDAs 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 3 to this report. Key matters raised include: 
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a. Approval Pathway for Future Applications 
 
The current SSDA applications are seeking consent for a concept master plan, urban design 
guidelines and Stage 1 subdivision of public open space lots. Future applications will be 
required to facilitate further subdivision and the detailed design and construction of built 
form, open space and public domain works and associated civil infrastructure and works. 
 
Under Schedule 2 of State Environmental Planning Policy (State and Regional 
Development) 2011, the following types of development are identified as State Significant 
Development with the Bella Vista and Kellyville Precincts: 
 

(a)  a principal subdivision establishing major lots or public domain areas, or 
(b)  the creation of new roadways and associated works. 

 
The Department exhibited changes to State and Regional Development SEPP in 2018 
including an additional criterion to allow development in the Precincts that has a capital 
investment value of $30 million to be considered State Significant. Council made a 
submission on the draft SEPP raising concern that the changes would allow future built form 
applications to be assessed as State Significant Development thus overriding Council’s 
Development Control Plan and established local approval processes. Council recommended 
that State Significant Development within the Precincts continue to be limited to principal 
subdivision and the creation of roads and exclude development of individual sites. The draft 
SEPP amendments have not been finalised to date. 
 
The Environmental Planning and Assessment Act 1979 permits a consent authority in 
assessing a concept SSDA to determine the future stages of development that are to be 
assessed by Council and that cease to be State Significant. Landcom has requested that the 
criteria for future applications to be considered State Significant include: 
 

 a principal subdivision establishing major lots or public domain areas, or 
 the creation of new roadways and associated works, or 
has a capital investment value of more than $30 million. 

 
It is acknowledged that Landcom’s concept SSDAs seek to serve as the primary guiding 
policy for future development with the Precincts in lieu of the preparation of a site specific 
DCP. It is important that future applications are 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. 
 
Accordingly, it is recommended that the criteria for State Significant Development continue 
to be limited to principal subdivision and the creation of roads and exclude development of 
individual sites regardless of the capital investment value. 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. 
 

b. Local Infrastructure 
 
The SSDAs indicate that the future population within the Bella Vista and Kellyville Precincts 
would generate demand for the following additional local infrastructure: 
 
Expansion (Stage 2) of Caddies Creek Reserve Playing Fields with four (4) additional 

playing fields; 
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 8ha of new local parks (including riparian land along the Elizabeth Macarthur Creek 
corridor); 

New roads and intersection upgrades; 
New pedestrian footpaths/cycleways and creek crossings (bridges); and 
A new community facility of 1,650m2 to be located in the Bella Vista Town Centre (with 

potential for a 4,000m2 facility subject to Council agreement to fund the additional 
2,350m2 of GFA). 

 
Throughout the SSDAs, it is indicated that Landcom intends to submit a letter of offer to 
Council, setting out its calculated infrastructure obligations and mechanisms to meet those 
obligations (by way of a Voluntary Planning Agreement). Council has not yet received this 
letter of offer, which makes it difficult to comment on the reasonableness of the infrastructure 
provision being proposed as part of the SSDAs. 
 
It is critical that a mechanism to secure the funding and / or delivery of infrastructure required 
to support proposed development within the Precincts 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 within the Precinct) will be responsible for the full 
costs of the provision of new infrastructure required to support the development. 
 
No approval should be granted prior to a mechanism being established between Landcom 
and Council. It is noted that a separate or joint agreement may be required to include other 
agencies with respect to the provision of State infrastructure such as the school or regional 
road upgrades. 
 

c. Other Matters 
 
Other matters raised within the draft submission include: 
 
Concern regarding proposed setback variations for residential flat buildings; 
Concern regarding insufficient car parking proposed; 
Request that future development achieve Council’s housing mix and diversity objectives; 
Concern regarding excessive street wall lengths; 
Proposal of a mechanism to secure delivery of medium density housing forms; 
 Identification of the need to ensure streets provide a uniform and logical profile with the 

existing streets already constructed by NRT and that a 2.5 metres shared path is 
provided along all streets to facilitate both pedestrian and cycle movements; 

Concern regarding undersized parks proposed in Kellyville Town Centre; 
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; 

Concern that the additional population will also generate demand for an additional high 
school which has not been identified; 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. 
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Strategic Plan - Hills Future 
This submission seeks to ensure that planning outcomes for the Bella Vista and Kellyville 
Precincts reflect 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 3 to this report be forwarded to the 
Department of Planning, Industry and Environment in response to the exhibition of State 
Significant Development Applications for the Bella Vista and Kellyville Precincts. 
 

ATTACHMENTS 

1. Indicative Master Plan and Built Form Concepts – Bella Vista Station (6 pages) 
2. Indicative Master Plan and Built Form Concepts – Kellyville Station (7 pages) 
3. Draft Submission to Department of Planning, Industry and Environment (8 pages) 
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