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Clr J Jackson
Clr M G Thomas
Clr E M Russo
CIr F P De Masi
CIr A J Hay OAM
Clr R M Tracey
Clr SP 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
ClIr J Jackson

Clr M G Thomas

Clr E M Russo

CIr F P De Masi

Cir A J Hay OAM

VOTING AGAINST THE MOTION
Mayor Dr M R Byrne

Clr R Jethi

Clr Dr P J Gangemi

Clr SP Uno

CIr R M Tracey

Clr A N Haselden

MEETING ABSENT
Clr B L Collins OAM

This is Page 10 of the Minutes of the Ordinary Meeting of The Hills Shire Council held
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ABSENT FROM THE ROOM
ClIr 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.
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

CIr R M Tracey

Clr SP Uno

VOTING AGAINST THE MOTION
CIr 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 Iltem 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.

This is Page 11 of the Minutes of the Ordinary Meeting of The Hills Shire Council held
on 26 November 2019
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ITEM-5 STATE SIGNIFICANT DEVELOPMENT APPLICATIONS -
GOVERNMENT-OWNED LAND WITHIN BELLA VISTA
AND KELLYVILLE PRECINCTS

THEME: Shaping Growth

5 Well planned and liveable neighbourhoods that meets

OUTCOME: 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: 26 NOVEMBER 2019
COUNCIL MEETING

GROUP: SHIRE STRATEGY, TRANSFORMATION AND SOLUTIONS

SENIOR TOWN PLANNER
ALICIA IORI

AUTHOR:

MANAGER - FORWARD PLANNING
NICHOLAS CARLTON

RESPONSIBLE OFFICER:

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.

Bella Vista
Station Precinct

Kellyville Station
Precinct

Kellyville Station

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 164,900m? and 167,080m>.

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 1,200m? 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 5,649m? and 10,047m? 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 1,600m? 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 1,650m? to be located in the Bella Vista Town Centre (with
potential for a 4,000m* facility subject to Council agreement to fund the additional
2,350m? 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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| ATTACHMENT 1 I

Indicative Master Plan Concept - Bella Vista Precinct
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Indicative Built Form - Bella Vista Precinct
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Proposed Movement Network and Hierarchy — Bella Vista Precinct
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Proposed Open Spaces and Public Domain - Bella Vista Precinct
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Proposed Street Level Setbacks — Bella Vista Precinct
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Indicative Staging Plan — Bella Vista Precinct
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| ATTACHMENT 2 |

Indicative Master Plan Concept - Kellyville Precinct
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Indicative Built Form — Kellyville Precinct
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Proposed Movement Network and Hierarchy — Kellyville Precinct
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Proposed Open Spaces and Public Domain - Kellyville Precinct
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Proposed Street Level Setbacks - Kellyville Precinct
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Indicative Solar Access — Kellyville Precinct
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Indicative Staging — Kellyville Precinct
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[ATTACHMENT 3]

,,.ﬁ"'}"z.T (n) THE HILLS SHIRE COUNCIL
u?|: o \'“f_‘ - 3 Columbia Court, Norwest NSW 2153
Casmg” - PO Box 7084, Norwest 2153

a®5% Sydneys Garden Shire ABN 25 034 494 656 | DX 8966 Norwest

26 November 2019

Director — Key Sites Assessments

Department of Planning, Industry and Environment
GPO Box 39

SYDNEY NSW 2001

Our Ref: FP215
Your Ref: SSD-10344
SSD-10343
Dear Sir/Madam,

STATE SIGNIFICANT DEVELOPMENT APPLICATIONS ~ BELLA VISTA AND KELLYVILLE

Thank you for the opportunity to provide feedback on the State Significant Development
Applications (SSDAs) for Government-owned land within the Bella Vista and Kellyville Precincts.
The following comments are provided on behalf of Council:

. al P. r Fi /I

The current SSDA applications seek 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 buildings, open space, public
domain areas and associated civil infrastructure and works,

Under Schedule 2 of State Environmental Planning Policy (State and Regional Development)
2011, the foliowing types of development are identified as State Significant Development within 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.

It is noted that the Department exhibited changes to State and Regional Development SEPP in
2018 to include an additional criterion to allow deveiopment in the Precincts that has a capital
investment value of more than $30 million to be considered State Significant (these amendments
have not been finalised to date). Council made a submission on this draft SEPP raising concem
that the changes would allow future built form applications to be assessed as State Significant
Development, overriding established local assessment and approval processes. Council
recommended that State Significant Development within the Precincts continue to be limited to
principal subdivision and the creation of roads only.

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:

www.thehills.nsw.gov.au | 9843 0555
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= aprincipal subdivision establishing major lots or public domain areas, or
= the creation of new roadways and asscciated 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 ather 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, excluding development of individual sites
regardiess of the capital investment value. This approach will also ensure that future applications
are able to he assessed through the established local assessment and approval process, including
consideration by the Sydney Central City Planning Panel and Council's Design Review Panel
which comprise of members with suitable local knowledge and expertise.

* Infrastructure

Delivery Mechanism
Throughout the SSDAs, it is indicated that Landcom intends to submit & 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 delivery of infrastructure required to
support proposed development within the Precincts be established at the concept development
application stage. This should be 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 also be required to include other
agencies with respect to the provision of State infrastructure such as the school or regional road
upgrades.

Bella Vista Community Facility
Clarification is required regarding the proposed location and size of the Bella Vista Community

Facility and Landcom's offer with respect to delivery. A plaza / community centre is shown on
Drawing A_0301 (Rev. B) within the Bella Vista Urban Design Guidelines which has a lot size of
3,575m". However, within Figure 3.3.1 of the Bella Vista Urban Design Report this lot has an area
of 3,310m® and a GFA entitlement of 2,180m? which would not be sufficient to accommodate a
4,000m’ facility as suggested elsewhere in the SSDA material.

While a formal infrastructure offer is yet to be submitted by Landcom, details of this propose facility
should be clearly and consistently represented within the guidelines and drawings that may be
approved as part of the SSDA.

Il i i
The Social Infrastructure Assessment prepared by Elton Consulting (August 2019) identifies that
the future population within the Bella Vista and Kellyville Precincts would generate demand for an
extension to Caddies Creek Sporting Complex with four new playing fields and associated
amenities. The EIS Reports submitted with the SSDAs identify this demand will be addressed
through the provision of 10ha of open space “land” at Caddies Creek. As noted in Council's
previous SEARs submissions, the demand generated by the future population on land within the
Bella Vista and Kellyville Precincts will fully utilise any capacity created by the provision of four new
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playing fields at Caddies Creek. Accordingly, it is expected that the full cost of embellishment of
this facility will be funded by Landcom and secured through a mechanism which addresses local
infrastructure as part of the current SSDAs.

It is noted that the land component of this facility is proposed to be funded through the draft Special
Infrastructure Contribution Levy for the North West Growth Area — if this were not to occur, it is
expected that development within the Bella Vista and Kellyville Precincts would also be responsibie
for the full cost of any land acquisition associated with the expansion of Caddies Creek Reserve.

Creek Crossings

Clarification is required regarding which creek crossings are proposed to be funded andior
delivered as part of the subject SSDAs. The Urban Design Guidelines indicate a new pedestnian
bridge connecting Lewis Jones Drive Reserve to the proposed Neighbourhood Park in Kellyville
Precinct and another bridge connecting Sandstock Way in the Balmoral Road Release Area to a
new local road opposite Byles Place in Bella Vista Precinct.

These crossings are considered to be fundamental outcomes associated with development within
the Precincts as they will encourage sustainable travel, improve connectivity and create genuine
TOD outcomes. It is anticipated that clarification will be provided by way of Landcom’s formal
infrastructure offer however this should also be clarified within the Urban Design Guidelines
proposed to be approved as part of the SSDA.

Urban Plazas
Clarification is required regarding the responsibility for embellishment of the proposed plaza and
ongoing maintenance obligations and arrangements where these remain in private ownership.

Concern is raised with respect to the “divided’ nature of the Kellyville Town Centre plaza / park
(KV1). There would be greater benefit in consolidating this space to improve its function, useability
and amenity. Potential overshadowing issues could also be addressed by reducing the building
bulk and height surrounding the park. It is noted that the Social Infrastructure Assessment
prepared by Elton Consulting identifies a desirable size of 3,000m? for local parks. Consolidating
the plaza within the Kellyville town centre would more closely align with this guideline.

Schools

Concern is raised that the future population will generate demand for an additional high school
which has not been identified in the proposed SSDAs. Based on standard benchmarks,
approximately one new high school is required to service every 4,500 new dwellings (noting that up
to 5,600 dwellings are proposed as part of the current proposals on the Government land only).
The Social Infrastructure Assessment prepared by Elton Consulting notes that NSW Department of
Education has identified ‘some’ capacity in existing high scheols to ‘help' accommodate the
demand from the proposed development. These statements do not provide sufficient comfort or
certainty that the future population can be adequately serviced by existing high schools in the area.
The Bella Vista and Kellyville Precincts are an ideal location for a new high school being
Government owned land in a highly accessible location along the metro corridor where substantial
growth will be occurring.

It is also noted there are inconsistencies throughout the material with respect to the size of the
proposed primary school, with the Elton report identifying demand for a 1.5ha site and the
propesed plans indicating an area of approximately 1ha. Clarification should be provided in this
regard.

Kellyville Neighbourhood Park
References to KV2 ‘Neighbourhood Park’ should be amended to ‘Local Urban Park (High Density
Areas)' to reflect Council's hierarchy within the recently adopted Recreation Strategy.
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= Master Plans & Urban Design Guidelines

Level of Detail

As the concept approval will effectively constitute a site specific DCP (in satisfaction of Clause 8.5
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 detall 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,

« Common and private open space; and

* Character objectives and controls.

Plans for Approval
For clarity, it is recommended that the GFA and yield ranges for each lot be included on the ‘Plans
for Approval’ for the Bella Vista Precinct, as is the case for the Kellyville Precinct.

Setbacks
Landcom is seeking to vary the minimum setback controls for residential flat buildings under The
Hills LEP 2012 from 5 metres to the following:

Town Centre / Main Streets
¢ Podium: 0-2m
« Upper storeys: further 3m

Residential Areas / Local Streets
¢ Podium: 2-5m
e Upper storeys: further 3m (Kellyville) or 5m from the boundary (Bella Vista)

The SSDA material justifies these variations on the basis of the intended urban character of the
precincts, the presence of landscaped verges along streets, desire for increased passive
surveillance for streets and greater opportunity for varied street walls leading to more interesting
streetscapes.

Landcom’s justification is not considered reasonable. The minimum setbacks within The Hills LEP
2012 were set as a result of detailed precinct planning completed by the NSW Government and
already vary substantially from Council’s typical front setback requirements for apartment buildings
of 10 metres. The reduced setback within the LEP already acknowledges the urban character of
these areas, whilst continuing to allow reasonable space for deep soil planting and larger tree
species, providing a green and leafy character, increased urban tree canopy and increased privacy
for future residents. Greater setbacks would also enhance solar access to streets and reduce wind
impacts which are highly desirable from an amenity perspective in high density areas.

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 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 and specific opportunities and
constraints afforded by individual sites.

An approach could be applied within the Bella Vista and Kellyville Precincts consistent with
Council's adopted DCP controls for other station precincts (Showground and Castle Hill North)
where a setback of 3 metres can be applied where apariment developments proposed a 'terrace
edge'.
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Mix of Housing Typologies

The proposed mix of medium and higher density housing is considered a positive outcome. Whilst
the proposed GFA ranges will go some way to securing the provision of medium density forms
such as terraces, it is considered this could be further secured by specifying a minimum
percentage of terrace style housing for certain sites,

Street Profiles

The street profiles for the Bella Vista Precinct should be included within Section 02 ‘Street
Hierarchy, Public Domain, Street Interface and Street Setbacks’ of the Bella Vista Urban Design
Guidelines. Care should also be taken to ensure the design of new streets will present a uniform
and logical profile with the existing streets already constructed by NRT.

All streets profiles should include a 2.5m shared path on at least one side to facilitate both
pedestrian and cycle movements throughout the precincts.

Building Envelopes

Clarification should be provided of whether the proposed building envelopes are inclusive of plant
and lift overruns, These features should not protrude about the maximum permissible building
height unless fully integrated into the design of an architectural roof feature in accordance with
Clause 5.6 of The Hills LEP 2012

Building Lengths

Concern is raised with respect to the visual bulk of bulldings which in some cases exceed 65
metres in length. It Is recommended that a control be applied within both Precincts which is
consistent with the adopted DCP controls for other station precincts (Showground and Castle Hill
North) and impeses a maximum building length of 65 metres,

Retail Laneways
Care should be taken to ensure that laneways are appropriately activated to avoid these becoming
dormant / unsafe spaces.

Wind

Given the density and foot traffic expected for these precincts, it is recommended that wind
controls be included in the Urban Design Guidelines to require buildings of 8 or more storeys to be
subject to wind tunnel testing and demonstrate the following:

* In open areas to which people have access, the annual maximum gust speed should not
exceed 23 metres per second;

* 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 (including areas such as bus stops, public open space
and private open space), the annual maximum gust speed should not exceed 13 metres
per second;

« In 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 suitably qualified engineer

These controls are consistent with adopted DCP controls for other station precincts (Showground
and Castle Hill North).

Qvershadowing
No detailed overshadowing analysis has been provided for the Bella Vista Precinct. This should be
submitted for review.
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Urban Tree Canopy

The provision of street trees is not considered sufficient (e.g. spacing of 15 metres). Trees should
be spaced a maximum of 10 metres apart with large canopy species to support the 'Garden Shire'
character and minimise environmental heat impacts.

Car Parking

Concern is raised with respect to the proposed parking rates (0.6 — 1.4 spaces per unit. 1 visitor
space per 10 units and 1 space per 145m* of commercial gross floor area). It is recommended that
parking rates for residential flat bulldings be included within the Urban Design Guidelines which are
consistent with Council's housing diversity provision (1 space per apartment and 1 visitor space
per 5 apartments). It is further recommended that parking rates be considered for commercial uses
which are more in line with current requirements within the Shire (Council's current ‘Commercial
Centres' rate is 1 space per 40m?).

The SSDA includes the subdivision of the proposed public domain areas but does not include any
physical works. The mechanism for the embellishment of these spaces which are being created
needs to be clarified as part of this process, especially as it is the development itself which drives
the need for these public domain areas.

The subdivision plan should be prepared by a registered surveyor. If plans created by an architect
are relied upon it should be more clearly dimensioned with respect to the areas/boundaries
proposed.

Ownership of the two 'riparian breakaway spaces’ in Kellyville should be clarified regarding Council
or Sydney Water ownership.

* Water Management

Orderly Development
The SSDAs need to consider orderly development in relation to the required stormwater drainage

network and flood levels. It is acknowledged that staged development is proposed, however further
progression of the SSDAs and future Development Applications need to consider the management
of stormwater and flooding with consideration to proposed filling of the land.

oil Contamination
Due to potential soil contamination, future development applications must include conditions that
all soil is to be tested to determine suitability for re-use.

Flood Planning Levels
Both SSDAs consider a flood planning level of S00mm above the 100 year Average Recurrence

Interval (ARI) overland flow levels. A flood planning level against the 100 year ARI levels in
Elizabeth Macarthur Creek was not specified. The justification given was that the developable land
can be filled up to, or above the 100 year ARI level. Nevertheless, a freeboard of 500mm from the
100 year ARI in Elizabeth Macarthur Creek should be adhered to.

On-Site Detention

The SSDAs propose that on-site detention is not required due to the minimal change in flood levels
expected as a result of the proposed development with predicted 90%-100% imperviousness. The
minimal impact was stated to be approximately 20mm at the most impacted location. Further
submission should be made which details and/or models how the determination of 20mm was
calculated. Without review of this information Council is unable to support this claim. Regardiess of
flood impact, to reduce erosive impact and instability within the waterway corridor as a result of the
proposed developments increased imperviousness, on-site detention ought to be considered.,
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Gross Pollutant Traps

The SSDA's propose Gross Pollutant Traps (GPTs) at multiple locations along Elizabeth Macarthur
Creek to treat stormwater before heing discharged to the watercourse. The likely number and
locations needs to be demonstrated. Additionally, confirmation with respect to the asset owner of
the GPTs and responsibility for the ongoing management and maintenance is required.

Tree Pits

Both SSDAs propose tree pits. Consideration should be given to their design, location and number
permitted with conditions likely to be recommended as part of future development applications.
Additionally, review of the submitted documentation in support of the SSDAs found that there is
inconsistency across the documentation in regard to the proposed spacing of tree pits.

The Stormwater Management Plans submitted in support of the SSDAs nominate the modelling
details of the proposed tree pits. The details presented indicate a filter area greater than the
surface area which cannot be the case. All numbers used in the modelling of Water Sensitive
Urban Design measures need to be reviewed and amended as necessary.

Stormwater Re-Use

Further iterations of the proposals will need to provide & water balance for the proposed
stormwater re-use for the irrigation of district open space. It is acknowledged that a 1300L tank is
proposed and modelled for the Bella Vista precinct For Bella Vista more specifically, the
Stormwater Management Plan needs to address potential groundwater influences and constraints
in relation to the proposed WSUD measures.

The Kellyville Station Precinct Stormwater Management Plan (SMP) proposes that the
neighbourhood park between Blocks C and D is to be connected to a rainwater re-use tank for
irrigation purposes. This is not supported and this rainwater tank and re-use system is to be
removed from the MUSIC model for the precinct and the pollution reduction achievements re-
calculated.

Riparian Assessment

A riparian assessment for the Bella Vista precinct should be submitted, similar to that provided for
Kellyville. Further progression of the Kellyville precinct SSDA and future Development Applications
ought to comply with mitigation measures specified in the riparian assessment completed by
Ecological Australia in support of the Kellyville precinct SSDA.

Stormwater Harvesting

It is noted that, without further information, Council will not accept ownership or management
responsibility of any assets associated with Sydney Water's (conceptual) regional stormwater
harvesting pipeline or related drainage infrastructure.

* Iraffic and Transport

nectivity with Private / Other Government Land
The SSDAs should outline how the proposed road network/layout could integrate with any future
road network on the land not included as part of the current proposals. These could be shown as
‘potential future connections'. Additionally, clarification is needed of which roads are proposed to
be provided as part of the current SSDAs. The ‘Plans for Approval and various figures throughout
the documentation show certain roads on land outside of the red SSDA boundary which is not
within Landcom’s control,

Road Hierarchy

It is unclear what road types are being proposed, as such a clear road hierarchy needs to be
developed. Any public road should comprise of a verge width of 3.5m, except where a wider verge
is necessary for a bike path. Narrower 1m verge may be appropriate next to Elizabeth McArthur
Creek dependent on stormwater elements instalied along this road edge.
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Intersections
Median strips along Mawson Avenue and Celebration Drive should be considered. Both roads are

20m wide punctuated by many east-west local roads which have the potential to affect access
through the precinct.

The amount of additional land which may be required to facilitate identified intersection upgrades
has not been specified. Land-take in association with upgrades at the intersections of Old Windsor
Road and Celebration Drive and Samantha Riley Drive and Decora Drive should be accounted for
in plans,

= Biodiversity

The proposed developments In Bella Vista and Kellyville Precincts will impact on 1.57ha and
2.05ha respectively of Cumberland Plain Woodland, of which 0.42ha and 1.85ha respectively
meets the critena for listing under the Environment Protection Biodiversity Conservation Act 1999
(EPBC Act). Clearing of this woedland may result in serious and irreversible impact.

Within the Kellyville Precinct, it is not clear that the proposal has been designed to attempt to avoid
impacts to Cumberland Plain Woodland or minimise its impact, with 98% of the Cumberiand Plain
Woodland present within the study area to be impacted.

Before approval, consideration should be given to exploring options to retain additional
Cumberiand Plain Woodland or if the proposal does not change, mitigating the loss of Cumberiand
Plain Woedland wia offsets in the Blacktown or Hills Shire LGA. Additional offsets may be required
to address indirect Impacts such as increases in sedimentation or change in surface flow of water
and evidence of this should be demonstrated in the BDAR.

= Waste Servicing

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 enable
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

Should you wish to discuss any of the matters raised within this letter further, please do not
hesitate to contact Nichelas Carlton, Manager — Forward Planning on 9843 0416,

Yours faithfully

Michael Edgar
GENERAL MANAGER
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