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(a) That Council endorses the public exhibition of the draft Local 
Strategic Planning Statement (LSPS) at Attachment 1, 
commencing from Monday, 30 September to Monday, 11 
November 2019 consistent with the Accelerated LEP Framework 
Review Funding Agreement and statutory requirements. 

 
(b) That Council endorses the public exhibition of the supporting draft 

Local Housing Strategy (LHS) at Attachment 2 in conjunction with 
the draft LSPS and consistent with the Accelerated LEP 
Framework Review Funding Agreement and statutory 
requirements. 

 
(c) That Council endorses the public exhibition of the draft Community 

Infrastructure Strategy (CIS), at Attachment 3 (under separate 
cover), commencing from Monday, 30 September to Monday, 11 
November 2019, to occur concurrently with the exhibition of the 
draft Local Strategic Planning Statement and draft Local Housing 
Strategy. 

 
(d)  Further, that a report be brought back to Council detailing the 

outcomes of the exhibition, any updates to the draft documents in 
response to stakeholder and community submissions, prior to 
finalisation of the draft documents. 

 
DIVISION The result being:- 
 
AYES:  Clrs Davis, Dwyer, Esber, Garrard, Issa, Jefferies, Pandey, 

Prociv, Tyrrell, Wearne and Zaiter 
 
ABSTAINED Clrs Barrak and Bradley 

 
18.2 SUBJECT Gateway Request for Planning Proposal at 23-25 

Windsor Road, Northmead 

REFERENCE RZ/18/2016 – D06967507 

REPORT OF Project Officer Land Use 

2401 RESOLVED (Tyrrell/Esber) 
 

(a) That Council endorse the Planning Proposal attached to the LPP 
report at Attachment 1 for land at 23-25 Windsor Road, 
Northmead which seeks to amend The Hills Local Environmental 
Plan 2012 (LEP 2012) by: 
i. Amending the maximum building height (HOB) from 16 

metres (5 storeys) to 30 metres (9 storeys), 
ii. Amending the maximum floor space ratio (FSR) control from 

no FSR to 1.8:1. 
 
(b) That the Planning Proposal be forwarded to the Department of 

Planning, Industry and Environment (DPIE) requesting a Gateway 
Determination be issued. 

 
(c) That a site-specific Development Control Plan (DCP) be prepared 

to reflect advice from Council officers and any other changes that 
may result from the Gateway Determination prior to exhibition of 
the Planning Proposal. 
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(d) That Council authorise the Chief Executive Officer (CEO) to 

negotiate a Voluntary Planning Agreement (VPA) on behalf of 
Council, that the VPA be in addition to any development 
contribution payable, and that the outcome of negotiations be 
reported back to Council prior to its concurrent public exhibition 
with the draft DCP and Planning Proposal. 

 
(e) That Council advises the DPIE that the CEO will be exercising the 

plan-making delegations for this Planning Proposal as authorised 
by Council. 

 
(f) That Council authorise the CEO to correct any minor anomalies of 

a non-policy and administrative nature that may arise during the 
plan-making process. 

 
(g) Further, that Council note the advice of the Local Planning Panel 

(LPP), provided at Attachment 1, is consistent with the Council 
Officer’s recommendation to support the proposal. 

 
DIVISION The result being:- 
 
AYES:  Clrs Barrak, Davis, Dwyer, Esber, Garrard, Issa, Jefferies, 

Pandey, Prociv, Tyrrell, Wearne and Zaiter 
 
NOES: Clr Bradley 

 
Note:   
Councillor Barrak left the meeting at 8:36pm and returned to the meeting at 
8:39pm during consideration of Item 18.2. 
 
18.3 SUBJECT Post Exhibition Outcomes - Planning Proposal for 128 

Marsden Street, Parramatta 

REFERENCE RZ/13/2018 – D06851093 

REPORT OF Student Project Officer 

2402 RESOLVED (Esber/Tyrrell) 
 
(a) That Council receives and notes the submission received following 

the conclusion of the exhibition period.  
 
(b) That Council endorse the Planning Proposal, provided at 

Attachment 1 for land at 128 Marsden Street, Parramatta, to allow 
the Planning Proposal to be finalised so the new controls legally 
come into force. 

 
(c) That Council notify the Department of Planning, Industry and 

Environment that the Chief Executive Officer will be exercising their 
plan-making delegations as granted by the Gateway Determination 
for this Planning Proposal. 

 
(d) That Council authorise the Chief Executive Officer to make any 

minor amendments and corrections of a non-policy and 
administrative nature that may arise during the plan amendment 
process, relating to the Planning Proposal. 
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INNOVATIVE 

ITEM NUMBER 18.2 

SUBJECT Gateway Request for Planning Proposal at 23-25 Windsor 
Road, Northmead 

REFERENCE RZ/18/2016 - D06967507 

REPORT OF Project Officer Land Use         
 
LANDOWNER:  Owners Corporation Of Strata Plan 47006 
 
APPLICANT:  Hamptons Property Services Pty Ltd 
 
PURPOSE: 

To seek Council’s endorsement of a Planning Proposal at 23-25 Windsor Road, 
Northmead. The report recommends that this Planning Proposal be sent to the 
Department of Planning, Industry and Environment for a Gateway Determination.  
 

RECOMMENDATION 
 

(a) That Council endorse the Planning Proposal attached to the LPP report at 
Attachment 1 for land at 23-25 Windsor Road, Northmead which seeks to 
amend The Hills Local Environmental Plan 2012 (LEP 2012) by: 
i. Amending the maximum building height (HOB) from 16 metres (5 storeys) 

to 30 metres (9 storeys), 
ii. Amending the maximum floor space ratio (FSR) control from no FSR to 

1.8:1. 
 
(b) That the Planning Proposal be forwarded to the Department of Planning, 

Industry and Environment (DPIE) requesting a Gateway Determination be 
issued. 

 
(c) That a site-specific Development Control Plan (DCP) be prepared to reflect 

advice from Council officers and any other changes that may result from the 
Gateway Determination prior to exhibition of the Planning Proposal. 

 
(d) That Council authorise the Chief Executive Officer (CEO) to negotiate a 

Voluntary Planning Agreement (VPA) on behalf of Council, that the VPA be in 
addition to any development contribution payable, and that the outcome of 
negotiations be reported back to Council prior to its concurrent public exhibition 
with the draft DCP and Planning Proposal. 

 
(e) That Council advises the DPIE that the CEO will be exercising the plan-making 

delegations for this Planning Proposal as authorised by Council. 
 
(f) That Council authorise the CEO to correct any minor anomalies of a non-policy 

and administrative nature that may arise during the plan-making process. 
 
(g) Further, that Council note the advice of the Local Planning Panel (LPP), 

provided at Attachment 1, is consistent with the Council Officer’s 
recommendation to support the proposal. 
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PLANNING PROPOSAL TIMELINE 

 
THE SITE 

1. The site at 23-25 Windsor Road, Northmead is subject to The Hills LEP 2012, 
is 1.43 hectares (14,300sqm) in total area and contains four industrial buildings 
with approximately 35 tenancies. The site is shown below in Figure 1. 

 
Figure 1 – 23-25 Windsor Road, Northmead subject to the Planning Proposal 

2. The site is currently zoned R4 - High Density Residential as gazetted by the 
then Baulkham Hills Shire Council on 29 June 2007 which rezoned the site and 
adjacent lots for high-density residential uses. The light industrial uses on the 
site currently operate under “existing use rights”. The site also includes 380sqm 
of SP2 zoned land along the Windsor Road frontage, which is excluded from 
any Gross Floor Area (GFA) calculation.  Therefore, the developable land area 
for the subject site is 13,920sqm (1.392 hectares). 
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3. The adjacent sites at 14-16 Campbell Street, Northmead and 25 North Rocks 
Road, North Rocks have already been redeveloped for high-density residential 
uses with the scale of development at these sites discussed in Attachment 1.  

PLANNING PROPOSAL 

4. The Planning Proposal seeks to amend the planning controls in The Hills LEP 
2012 for 23-25 Windsor Road, Northmead as shown below in Table 1. 

Table 1: Planning Proposal for 23-25 Windsor Road, Northmead 

The Hills LEP 2012  Current Controls Planning Proposal 
Recommendation 

Zoning R4 High Density Residential,  
part SP2 Infrastructure 

R4 High Density Residential,  
part SP2 Infrastructure 

Maximum HOB 16 metres (5 storeys) 30 metres (9 storeys) 

Maximum FSR N/A  1.8:1 

Maximum GFA (approx. 20,880sqm) 25,056sqm 

Maximum Dwelling yield* 
Council Calculation= 
(Maximum GFA / 85sqm for 
high density dwellings) 

270 dwellings (Applicant’s PP 
report) 
 
246 (Council calculation) 

308 dwellings (Applicant’s 
reference scheme) 

294 dwellings (Council 
calculation) 

5. Based on the applicant’s current reference design, it will remove all industrial 
uses on the site and introduce 25,056sqm of high-density residential floor 
space in two blocks labelled as ‘east block’ and ‘west block’ to accommodate 
approximately 308 apartment dwellings. A copy of the site reference plan is 
shown below in Figure 2, with additional concept plans for the development 
included at Attachment 1.  

 

Figure 2 – Site Reference Plan, 23-25 Windsor Road Northmead (Source: PTI Architecture) 
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6. Given that the Planning Proposal seeks an increase in the HOB and FSR 
controls for the existing R4 zoned site, it is recommended that a draft site-
specific DCP be prepared once the Planning Proposal has been submitted for 
Gateway Determination. The draft DCP would guide the extent of 
redevelopment on the site in addition to The Hills DCP 2012 and State 
Government’s Apartment Design Guide as part of a future Development 
Application.  

7. The applicant has indicated a willingness to enter into a VPA and has submitted 
a Letter of Offer on 14 June 2019 with details included in Attachment 1. The 
value of the VPA should at least equate to 50% of the land value uplift, which is 
the rate applicable for Planning Proposal’s outside the CBD in accordance with 
Council’s adopted VPA Policy. 

LOCAL PLANNING PANEL ADVICE TO COUNCIL 

8. The Local Planning Panel considered a detailed assessment report on 20 
August 2019 included at Attachment 1. The Panel's advice to Council is 
consistent with the Council staff recommendation. 

RECOMMENDED ACTIONS 

9. It is recommended that Council endorse the Planning Proposal in Attachment 
1 be sent to DPIE for a Gateway Determination. 

10. Should Council resolve to endorse the Planning Proposal to proceed, it is 
intended that Council request it exercise its plan-making delegations as the 
Planning Proposal Authority (PPA). This will allow Council to finalise the 
Planning Proposal following a Gateway Determination without further input from 
DPIE.  

11. Should Council receive a Gateway Determination from DPIE, the next stage in 
the process will be for the applicant and Council staff to prepare a site-specific 
DCP to reflect the planning assessment and any other changes that may result 
from the Gateway Determination.  

12. Should the DPIE grant plan-making delegations to Council, Council officer’s will 
commence negotiation of the VPA in line with Council’s VPA policy. 

CONSULTATION & TIMING 
 
13. Community consultation is yet to be undertaken for the Planning Proposal. 

Should Council endorse the recommendation of this report and the DPIE issue 
a Gateway Determination, the Planning Proposal will be placed on public 
exhibition in conjunction with the draft site-specific DCP, draft VPA and any 
additional studies that reflect the requirements of the Gateway Determination if 
required. The draft site-specific DCP and draft VPA will be reported separately 
back to Council prior to public exhibition.  

FINANCIAL IMPLICATION FOR COUNCIL 

14. The financial implications for Council associated with this matter includes cost 
related to the public exhibition process, should Council endorse the Planning 
Proposal to proceed and a Gateway Determination be issued. This includes 
advertising and landowner notification by a mail out. The City Strategy Unit 
budget will fund these costs. 
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CONCLUSION 

15. The Planning Proposal for the land at 23-25 Windsor Road, Northmead seeks 
to amend The Hills LEP 2012 to allow for a high-density residential 
development of up to 30 metres (9-storeys) with a maximum FSR of 1.8:1 to 
accommodate approximately 308 apartments dwellings.  

 
Kieren Lawson 
Project Officer – Land Use Planning 
 
Michael Rogers 
Land Use Planning Manager 
 
Jennifer Concato 
Executive Director – City Strategy and Development 
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