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3.1. PD420032 - Blacktown Health and Education Precinct post exhibition report

Director: Peter Conroy, Director City Planning & Development
Responsible Manager: Helen Budd
File: LEP-21-0001

Division is required

Previous item PD420027; PD410034; CT400026

Topic Adopt the Planning Proposal for the Blacktown Health and Education 
Precinct.

Analysis The Blacktown Health and Education Precinct is located between the 
Blacktown CBD and Blacktown Public Hospital. Refer attachments 1, 
2 and 3. 
This Planning Proposal is Part 1 of a staged approach to 
implementing the objectives of our long-term transformational 
program for the precinct.  
The proposed enhancement and expansion of the Blacktown Health 
and Education Precinct will facilitate:

 better health services for our growing community
 more high-value jobs
 more employment, education, training and innovation 

opportunities located within walking distance of the CBD.
As a direct result of feedback received during the consultation 
process, work on a second stage of the project is now under 
development and will be reported to Council in February 2023. This 
will include:

 expansion of the existing precinct boundary south beyond 
Craiglea Street to Bungarribee Road

 review of the internal road network to manage and improve 
access within and to the precinct

 consideration of the long-term drainage needs of the precinct 
to alleviate the current risk of flooding. 

 Finalisation of this Planning Proposal will provide a level of 
certainty to the market as to our commitment to the 
transformation of the Health and Education Precinct. This will 
allow interested investors and developers to progress plans and 
in doing so improve health and education outcomes for the 
community. 

 Finalisation of this first Planning Proposal will lay the foundations 
and facilitate the progress of a second Planning Proposal over an 
expanded Health and Education Precinct. Planning is an iterative 
process which allows ongoing review and adjustment to planning 
controls to reflect the evolving vision for our City.  

Attachment/s 1. Aerial Photograph [PD420032.1 - 1 page]
2. Aerial photograph and subject site [PD420032.2 - 1 page]
3. Key Features Map [PD420032.3 - 1 page]
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4. Existing Land Zoning Map [PD420032.4 - 1 page]
5. Proposed Land Zoning Map [PD420032.5 - 1 page]
6. Existing Height of Buildings Map [PD420032.6 - 1 page]
7. Proposed Height of Buildings Map [PD420032.7 - 1 page]
8. Proposed Height of Buildings Map - minimum area 2,000 sqm

[PD420032.8 - 1 page]
9. Existing Incentive Height of Buildings Map [PD420032.9 - 1

page]
10. Proposed Incentive Height of Buildings Map [PD420032.10 - 1

page]
11. Previous report - P D 3.1 - P D 420027 - Blacktown Health and

Education Precinct post exhibition rep [PD420032.11 - 152
pages]

Report 
Recommendation

1. With the exception of the proposed drainage, open space,
internal road network and associated compulsory acquisition
arrangements, adopt the recommendations as outlined in this
report.

2. Authorise the Chief Executive Officer to make amendments to
the Planning Proposal including any matters arising from
further negotiations with the Department of Planning and
Environment.

3. Authorise the Chief Executive Officer to make the plan and
request the Department of Planning and Environment to
arrange notification on the NSW Legislation website.

4. Authorise the Chief Executive Officer to determine the date
when the Local Environmental Plan becomes effective.

5. Prepare and exhibit a draft Development Control Plan for the
Blacktown Health and Education Precinct including parking
controls and design considerations.

6. Prepare a Development Contributions Plan for the Blacktown
Health and Education Precinct.

7. Investigate and report back to Council in relation to:
a. the potential for development of land adjoining the

Blacktown Health and Education Precinct, including
Craiglea Street, as a subsequent Planning Proposal for
Stage 2 of the Health and Education Precinct

b. the proposed drainage and associated compulsory
acquisition arrangements, as part of the subsequent
Planning Proposal for Stage 2 of the Health and
Education Precinct

c. the proposed road network to manage and improve
access within the Precinct, as part of the subsequent
Planning Proposal for Stage 2 of the Health and
Education Precinct.

Key reasons

1. The Health and Education Precinct was established in 2015

a. Blacktown Local Environmental Plan 2015 came into effect on 7 July 2015. This
established the Health and Education Precinct by:

 rezoning the land between the Blacktown Public Hospital, Main Street,
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Hereward Highway and Craiglea Street:

o from Zone No 2(a) low density residential under Blacktown Local 
Environmental Plan 1988

o to SP1 Health Services Facility under Blacktown Local Environmental Plan 
2015. 

b. The existing precinct boundaries, including at Craiglea Street, were established at 
that time. 

2. What the Blacktown Health and Education Precinct Planning Proposal aims to 
achieve

a. The NSW Government has recently invested around $700 million in Blacktown 
Hospital. This is a major development of existing and new services to meet the 
growing needs of the community and reduce the need to travel out of the area for 
treatment.

b. The expansion of Blacktown Hospital has made it the third-largest public hospital in 
NSW, generating more than 5,000 new jobs. It is also a major teaching hospital. 
The expansion has allowed higher order medical procedures and operations to be 
transferred from Westmead Hospital to Blacktown, benefiting our community.

c. The Health and Education Precinct Transformational Project aims to realise and 
extend the benefits of this significant state investment in our City.

d. Our research found there is demand for additional health and allied medical 
services, and that the most successful health precincts are:

 highly accessible
 enable medical practitioners and health workers to easily move between 

public and private practice
 enable a mix of complementary industry tenants, facilities, and services 

across the range of service provision, research and training activities 
 enable collaboration and innovation
 accommodate changes in built form in response to technological advances.

e. The draft amendments proposed to the Blacktown Local Environmental Plan 2015 
will facilitate:
 better health services for our growing community
 more high-value jobs
 more employment, education, training and innovation opportunities in the 

Blacktown Strategic Centre.

3. Gateway Determination conditions 

a. The Department of Planning and Environment issued a Gateway Determination on 
2 March 2022 in relation to the Blacktown Health and Education Precinct Planning 
Proposal. Under the Gateway Determination:

 we are required to report the Planning Proposal to Council for a final 
recommendation before 2 January 2023

 the amendment to the Blacktown Local Environmental Plan 2015 must be 
completed before 2 March 2023. This includes the Parliamentary Counsel’s 
Office drafting the final wording of the amendment, finalisation of the 
mapping and publication of all material on the NSW Legislation website. 
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b. The next available Council meeting after December is 22 February 2023. This is 8 
days before the NSW Government deadline expires. This provides insufficient time 
to progress the various administrative and procedural matters required to be 
completed between the date of a Council resolution on 22 February and the NSW 
Government completion date of 2 March 2023. Council officers were unable to 
secure an extension to this timeframe.  

c. If we do not meet the timeframes stipulated in the Gateway Determination, we will 
lose authorisation to make the proposed amendments. This will entail the 
appointment of a new local plan making authority, which will delay the finalisation 
process. 

d. Losing authorisation to make the proposed amendments would also impact on the 
timing and progress of the Stage 2 Planning Proposal to incorporate the area south 
to Bungarribee Road, including Craiglea Street. The more efficient method would 
be to retain the current approach of two distinct Planning Proposals. This would 
enable the current Planning Proposal to proceed as swiftly as possible, laying the 
foundation for the second Planning Proposal to follow.

Supporting analysis

1. Land use zone

a. The current land use zones in the precinct are B3 Commercial Core, B4 Mixed 
Use, SP1 Special Activities, RE1 Public Recreation, RE2 Private Recreation and 
SP2 Infrastructure. Refer attachment 4.

b. The draft amendment to Blacktown Local Environmental Plan 2015 proposes a 
range of B4 Mixed Use, SP1 Special Activities, RE1 Public Recreation and SP2 
Infrastructure land use zones. Refer attachment 5. The proposed amendments aim 
to:

 provide additional flexibility for investment in health and education uses
 extend the current Health and Education Precinct west and north to connect 

with the Blacktown CBD 
 provide opportunities for mixed uses including shop top housing north of Main 

Street, reflecting a holistic approach to the wider Blacktown Strategic Centre
 enable effective movement and access within and into the precinct, manage 

stormwater and current flood risk, and provide better access to open space 
within the precinct.

2. Building heights

a. Existing maximum building heights in the precinct are 14 metres, 32 metres and 
unlimited. Refer attachment 6.

b. The draft amendment to Blacktown Local Environmental Plan 2015 proposes to 
guide and manage building heights by way of the following controls:

 Baseline control – a baseline control permitting a maximum building height 
under the current subdivision pattern ranging between 14 to 32 metres. Refer 
attachment 7

o a maximum height of 14 metres is proposed across the area which is 
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predominantly composed of existing residential lots. This is more 
appropriate for the current lot pattern as the smaller the lot or parcel of 
lots, the less space there is on the site to position the new development in 
such a way as to ensure amenity for the surrounding sites

o a maximum height of 32 metres is proposed for the land north of Main 
Street which is proposed to be rezoned to B4 Mixed use. This matches 
the current maximum building height in this part of the precinct at 
Sunnyholt Road and Griffiths Street

o a maximum height of 32 metres is proposed on the corner of Main Street 
and Newton Road. This is appropriate for the high profile corner location, 
and matches the maximum permissible height directly north

o a maximum height of 32 metres is proposed immediately adjoining the 
public hospital to encourage construction of a high-technology vertically 
stacked private hospital in an optimal location as identified in our initial 
research 

 Site amalgamation incentive – a maximum height of 26 metres is proposed for 
the lots on the eastern boundary of the existing school, and a maximum of 32 
metres across the remainder of the precinct, where lots are consolidated into 
larger development parcels comprising a minimum of 2,000 sqm. Refer 
attachment 8.

o larger sites provide more opportunity for high quality design of the 
development as a whole, including siting of the building and associated 
services and parking to maximise amenity on the development site and 
adjoining sites

o a maximum of 26 metres is proposed on the eastern boundary of the 
existing school to reduce the potential impact on the amenity of the 
school. Because these sites are currently residential lots they are more 
limited in depth than the other sites adjoining the school, restricting the 
opportunity to minimise the impact on amenity through setbacks. 

 Design excellence incentive on key sites – under Council’s Design Excellence 
Guidelines, bonus height above the baseline is permitted for nominated sites. 
Refer attachment 9. The current Planning Proposal provides for a bonus 
height to a maximum of 44 metres on 3 key sites. The bonus height will:

o facilitate road widening at the intersection of Sunnyholt Road/Newton 
Road and Main Street, required to manage additional demand generated 
by development of the CBD and adjacent Health and Education Precinct

o enable construction of a high-technology vertically stacked private 
hospital. The bonus height is an acknowledgement of the significantly 
higher floor to floor heights required for this specific use to accommodate 
complex engineering requirements. Bonus height will be tied by a 
legislative clause to a private hospital use, and a maximum number of 
storeys being the maximum number of storeys permissible for a 
commercial building at the baseline height of 32 metres. 
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3. Matters arising from consultation to result in a further stage to the project

a. In the course of progressing the draft amendment to the Blacktown Local 
Environmental Plan 2015, Council staff have consulted stakeholders. As a 
consequence, a second stage to the Blacktown Health and Education Precinct 
Transformational Project is now under development and will be presented to 
Council in February 2023. 

 We acknowledge the merits of expanding the boundary of the current Health 
and Education Precinct – as set in 2015 – to the south beyond Craiglea 
Street and towards Bungarribee Road. This will be included in the second 
stage project

 We have considered the merits of upgrading the internal road network to 
improve access, promote active transport options and manage additional 
demand generated by the future development of the precinct. Refer 
attachment 11. This will be included in the second stage project. 

 We are currently investigating revised alignment designs for the Newton Road 
to Hereward Highway/Grafton Street connection, which will affect Lots 2 and 
5 fronting Newton Road. Consideration of the ultimate land use zones for 
these lots will be deferred to allow for the investigation of the future road 
alignments.

 We have considered the long term drainage needs of the precinct to alleviate 
the current flood risk. Refer attachment 11. This will be included in the 
second stage project. 

b. The above matters will require review, remodelling and updating of technical 
studies in relation to:

 urban design
 stormwater and water cycle management 
 transport and access impact assessment
 car parking.

The findings of the updated technical studies will be reported to Council and a 
second Planning Proposal will be finalised based on the outcome of this additional 
work. 

Context

1. Council resolution to progress the Transformational Project to a Planning 
Proposal 

a. Council’s research confirmed the viability of the proposed Blacktown Health and 
Education Precinct Transformational Project. As a consequence, on 14 October 
2020 Council formally resolved to progress the development of a planning proposal 
to facilitate further investment and associated employment opportunities potentially 
including:

 a range of allied health services, educational activities, medical practices, 
assisted living, and aged care services

 a private hospital to complement the upgraded public hospital
 secondary support services such as cafes and car parking, incidental to the 
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range of specialist activities within the precinct.

2. Blacktown Local Planning Panel 

a. A formal planning proposal was presented to the Blacktown Local Planning Panel 
on 30 June 2021.  The Panel unanimously endorsed the strategic merit of the 
project and recommended that Council seek a Gateway Determination from the 
State Government to progress the planning proposal.

3. Council resolution to seek a Gateway Determination 

a. At its meeting on 20 October 2021, Council considered a report in relation to the 
Blacktown Health and Education Precinct and resolved to:

 Prepare a Planning Proposal to amend Blacktown Local Environmental Plan 
2015 for the Blacktown Health and Education Precinct

 Forward the Planning Proposal to the Department of Planning, Industry and 
Environment to request a Gateway determination

 Prepare and exhibit an amendment in relation to parking controls within the 
Blacktown Development Control Plan 2015 for the Blacktown Health and 
Education Precinct and the wider CBD.

4. Gateway Determination 

a. In response, by way of letter dated 2 March 2022 the Department of Planning and 
Environment advised Council (in part) that:

 it had determined that the Planning Proposal should proceed
 Council was to be the authorised plan-making authority
 Council was to complete the amendment to the Blacktown Local Environment 

Plan prior to 2 March 2023.

5. Progression of the Planning Proposal 

a. Subsequent to receiving the Gateway Determination in March 2022, Council staff 
progressed the planning proposal by:

 consulting with a range of NSW Government stakeholders including the 
Western Sydney Local Health District, Transport for NSW, TAFE NSW and 
the Department of Education

 notifying local land owners and occupiers of the proposal and the basis for its 
development

 investigating a range of technical matters associated with flooding, local traffic 
movements, pedestrian movements and car parking.  

b. As a consequence of this body of work it was determined that a further expansion 
of the Health and Education Precinct south to Bungarribee Road, including 
Craiglea Street, had considerable merit.  A second stage of the project is now 
under development and will be presented to Council in February 2023.

c. Council considered the Blacktown Health and Education Precinct Planning 
Proposal at the meeting of the Planning, Development, Historical and Assets 
Committee on 30 November 2022. Refer attachment 11. The Planning Proposal 
was then considered at the Ordinary Meeting of 7 December 2022 where Council 
voted to defer the matter. This report represents the matter after that deferral. 
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________________________________End of report_______________________________
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