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3. If we do not take up all the tickets available to us, that a partner or family member of a 
Councillor be able to attend at their own expense; and 

 
4. Councillors advise the General Manager as soon as possible, and by no later than 9am 

tomorrow, if they wish to attend; and 
 

5. Go the Eels!” 
 
Councillors HODGES and COX rose for a Division.  The result of the Division was as follows:  

VOTING FOR THE MOTION 
Mayor Dr P Gangemi  
Clr M Hodges 
Clr F De Masi 
Clr V Ellis 
Clr M Blue  
Clr J Brazier 
Clr R Boneham 
Clr J Cox 
Clr R Jethi 
Clr Dr M Kasby 
Clr Dr B Burton 
Clr R Tracey 
 
VOTING AGAINST THE MOTION 
None 
 
MEETING ABSENT 
Clr A Hay OAM 
 
7.17pm Councillor Blue having previously declared a pecuniary, significant conflict of 
 interest left the meeting for Item 2 and returned at 7.31pm at the start of Item 3. 
7.17pm Councillor De Masi having previously declared a non-pecuniary, less significant 
 conflict of  interest left the meeting for Item 2 and returned at 7.31pm at the start 
 of Item 3. 
7.21pm Councillor Jethi arrived at the meeting during Item 2 and immediately left the 
 meeting having declared a non-pecuniary, less significant conflict of interest for 
 Item 2 and returned at 7.31pm at the start of Item 3. 

ITEM 2 PLANNING PROPOSAL, DRAFT DEVELOPMENT CONTROL 
PLAN AND DRAFT VOLUNTARY PLANNING AGREEMENT – 
HILLS CLUB – 6-18 JENNER STREET, BAULKHAM HILLS 
(7/2021/PLP)  

 
Proceedings in Brief 

Ken Carroll of The Hills Club (Objector) addressed Council regarding this matter. 

 
A MOTION WAS MOVED BY COUNCILLOR HODGES AND SECONDED BY COUNCILLOR 
COX THAT the Recommendation contained in the report be adopted. 
 
THE MOTION WAS PUT AND CARRIED. 
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441 RESOLUTION 

The planning proposal applicable to land at 6-18 Jenner Street, Baulkham Hills (Lot 4 DP 
1108855, Lots 39-45 Sec 2 DP 2489 and Lot Z DP 400638) not proceed to Gateway 
Determination, the draft Development Control Plan not progress and the draft Voluntary 
Planning Agreement Offer not be accepted. 
 
 
Being a planning matter, the Mayor called for a division to record the votes on this matter 
 
VOTING FOR THE MOTION 
Mayor Dr P Gangemi 
Clr M Hodges  
Clr J Brazier 
Clr R Boneham 
Clr J Cox 
Clr Dr M Kasby 
Clr Dr B Burton 
 
VOTING AGAINST THE MOTION 
Clr R Tracey 
Clr V Ellis 
 
MEETING ABSENT  
Clr A Hay OAM 
 
ABSENT  
Clr F De Masi 
Clr M Blue  
Clr R Jethi 
 
 

ITEM 3 FURTHER REPORT – DRAFT VOLUNTARY PLANNING 
AGREEMENT AND DRAFT DEVELOPMENT CONTROL PLAN – 
CASTLE RIDGE RESORT – 346-350 OLD NORTHERN ROAD, 
CASTLE HILL (1/2021/PLP) 

Proceedings in Brief 
Megan McBride of Levande (In favour) addressed Council regarding this matter. 
 
A MOTION WAS MOVED BY COUNCILLOR HODGES AND SECONDED BY COUNCILLOR 
BLUE THAT the Recommendation contained in the report be adopted. 
 
THE MOTION WAS PUT AND CARRIED UNANIMOUSLY. 

442 RESOLUTION 

1. Draft The Hills Development Control Plan 2012 Part D Section X – Castle Ridge Resort 
(Attachment 3) and Residential Map Sheet 8 of Part B Section 2 – Residential (Attachment 
4) be publicly exhibited concurrent with the planning proposal.  
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ITEM 2 PLANNING PROPOSAL, DRAFT DEVELOPMENT CONTROL PLAN 
AND DRAFT VOLUNTARY PLANNING AGREEMENT  HILLS CLUB 

 6-18 JENNER STREET, BAULKHAM HILLS (7/2021/PLP) DOC INFO 

 
 

THEME: Shaping Growth 

MEETING DATE: 27 SEPTEMBER 2022 

 COUNCIL MEETING 

GROUP: SHIRE STRATEGY, TRANSFORMATION AND SOLUTIONS 

AUTHOR: 
STRATEGIC PLANNING COORDINATOR 

KAYLA ATKINS 

RESPONSIBLE 
OFFICER: 

MANAGER  FORWARD PLANNING 

NICHOLAS CARLTON 

 

 
PURPOSE 

The planning proposal for land at the Hills Club, 6-18 Jenner Street, Baulkham Hills, is being 
reported to Council for a decision on whether or not the application will proceed to Gateway 
Determination.  
 
 

RECOMMENDATION 

The planning proposal applicable to land at 6-18 Jenner Street, Baulkham Hills (Lot 4 DP 
1108855, Lots 39-45 Sec 2 DP 2489 and Lot Z DP 400638) not proceed to Gateway 
Determination, the draft Development Control Plan not progress and the draft Voluntary 
Planning Agreement Offer not be accepted. 
 

 

IMPACTS 

Financial 
This matter has no direct financial impact upon Council's adopted budget or forward estimates. 
The planning proposal is accompanied by a draft Voluntary Planning Agreement (VPA) which 
seeks to secure development contributions for the infrastructure demand generated by the 
proposal.  
 
If the planning proposal was to progress and the VPA offer was accepted by Council, the VPA 
would secure works and monetary contributions equating to a value of $7.65 million, comprising 
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delivery of traffic and pedestrian improvements and monetary contributions towards local 
infrastructure items, including embellishment upgrades at George Suttor Reserve. 
 
Strategic Plan - Hills Future 

careful consideration of built form, amenity and infrastructure outcomes is required to ensure a 
suitable and appropriate outcome on the site.  
 
LINK TO HILLS SHIRE PLAN 
Strategy: 

urban planning that reflects our values and aspirations. 

 
Outcomes: 

5 Well planned and liveable neighbourhoods that meets growth targets and maintains amenity 

 
LEGISLATIVE CONTEXT 

Plan is established within Part 3, Division 3.4 of the Environmental Planning and Assessment 
Act 1979 (Clauses 3.31 to 3.37). This report seeks a decision of Council as to whether or not 
prepare and submit a planning proposal to DPE for Gateway Determination in accordance with 
Sections 3.33 and 3.34 of the Act.  
 
The legislative framework for preparing and amending a Development Control Plan is 
established within Part 3, Division 3.6 of the Environmental Planning and Assessment Act 1979 
(Clauses 3.41 to 3.46). This report seeks a decision of Council as to whether or not to progress 
with amendments to The Hills Development Control in accordance with Section 3.43 of the Act.  
 
The legislative framework for Planning Agreements is established within Part 7, Division 7.1, 
Subdivision 2 of the Environmental Planning and Assessment Act 1979 (Clauses 7.4 to 7.10). 
The Environmental Planning and Assessment Regulation 2021 provides further requirements 
relating to the making, amending and revocation of planning agreements and public notice and 
procedural requirements within Part 9, Division 1 (Clauses 202 to 206). 
 
 

PROPONENT 

Keylan Consulting Pty Ltd 
 

OWNERS 

Hills Club District Bowling Club 
 

CONSULTANTS 

Refer to Attachment 1 Page 2 for a full list of associated consultants.
 

POLITICAL DONATIONS 

Nil disclosures by Proponent 
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1. HISTORY 
22/07/2020 
 

Pre-lodgement meeting held with Council Officers.  

13/08/2020 
 

Pre-lodgement feedback letter provided to Proponent (Attachment 3). Concerns were 
raised with respect to the extent of uplift, height of building and traffic and transport 
issues in the Baulkham Hills Town Centre in the context of strategic objectives which 
discourage further development uplift until such time as infrastructure concerns are 
resolved. The feedback letter indicated that site specific DCP would be required to guide 
built form outcomes on the site.  
 

17/09/2020 Further pre-lodgement meeting held with Council Officers. The planning proposal 
concept remained unchanged in comparison to the concept presented at the first pre-
lodgement meeting in July 2020. The Proponent expressed that in their view, the 
concept remained justifiable under the strategic planning framework and that any 
inconsistencies do not result in substantial variations. 
 
Other matters discussed in the meeting include built form, density and scale, traffic and 
infrastructure issues including preliminary consultation with TfNSW, apartment size and 
mix and local infrastructure impacts. The requirement for a site specific DCP was 
reiterated by Council officers.  
 

03/03/2021 
 

Planning proposal lodged with Council. The proposal remained largely the same as the 
concept presented in the original pre-lodgement meeting in July 2020. The submitted 
planning proposal material did not include a site specific DCP. 
 

04/05/2021 Proponent presented the planning proposal at a Councillor Briefing session. 
 

26/07/2021 Preliminary Assessment feedback letter provided to Proponent (Attachment 4). 
Concerns were raised with respect to the proposed density, height and built form 
outcomes such as building length and tower floor plates, interface with surrounding 
development, setbacks, landscaping, absence of a site specific DCP, traffic and 
vehicular access, local infrastructure and contributions.  
 

03/03/2022 Revised planning proposal material submitted by Proponent including a site specific 
DCP. The concept reduced the proposed maximum height of building by 5 storeys (from 
21 storeys to 16 storeys) and reduced the proposed maximum FSR from 2.5:1 to 2.31:1. 
This resulted in 43 fewer residential units.  
 

18/05/2022 Planning proposal reported to the Hills Local Planning Panel for advice. The Local 
Planning Panel advised that the planning proposal should not proceed to Gateway 
Determination having regard to a range of strategic and site-specific merit issues 

 
 

06/07/2022 Proponent advises that they intend to update the planning proposal material to respond 
to the LPP advice. 
 

04/08/2021 Revised planning proposal material submitted by Proponent. 
 

06/09/2022 Further presentation from Proponent at a Councillor Briefing session. 
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2. THE SITE 

The site is known as The Hills Bowling Club and is located at 6-18 Jenner Street, Baulkham 
Hills (Lot 4 DP 1108855, Lots 39-45 Sec 2 DP 2489 and Lot Z DP 400638). The site has an 
area of approximately 13,410m2 and street frontages to both Old Northern Road and Jenner 
Street. 

 
The site currently contains a bowling club with three bowling greens, clubhouse, restaurant, at-
grade car parking and ancillary facilities. It is located between two local heritage items: 

-
. A1). 

 
The neighbouring and adjoining sites contain low scale residential flat buildings to the north (5 
storeys), local businesses and retail to the west and a mix of low density residential dwellings 
and residential flat buildings to the east. An aerial view of the site and surrounding locality is 
shown in the figure below. 
 

 
Figure 1 

Aerial view of the site and surrounding locality 
 
3. DESCRIPTION OF PLANNING PROPOSAL 

The planning proposal seeks to facilitate the redevelopment of the site for the purpose of 228 
residential units (including some seniors housing apartments), 3,108m2 of floor space for the 
purpose of a registered club and 152m2 of commercial/retail floor space. The concept plans 
depict a single building fronting Old Northern Road, comprising a 6 storey podium beneath a 12 
storey tower (18 storeys in total) and 3 smaller residential buildings fronting Jenner Street with 
heights ranging from 5 to 6 storeys. 

 
To facilitate this outcome, the proposal seeks to amend LEP 2019 to permit residential 
accommodation, a registered club (with ancillary community floor space) and commercial 
premises on the land as Additional Permitted Uses in Schedule 1 of the LEP (the existing RE2 
Private Recreation zoning applicable to the land would be retained). It also seeks to apply a 
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maximum height of buildings of part 63m and part 20m and a maximum floor space ratio of 
2.24:1 to the site. A comparison between the current and proposed controls is provided below: 

 

 Current 
(LEP 2019) 

Planning Proposal 
Lodged March 2021 

Revised Planning 
Proposal (March 2022)   

Considered by LPP 

Current Planning 
Proposal (August 2022) 

Zone 
RE2 Private 
Recreation 

RE2 Private 
Recreation 

RE2 Private Recreation RE2 Private Recreation 

Minimum Lot 
Size 

10 ha No Change No Change No Change 

Height N/A 68m (21 st) 
Part 54m (up to 16 st) & 

Part 20m (up to 6 st) 
Part 63m (up to 18 st) & 

Part 20m (up to 6 st) 
Floor Space 

Ratio 
N/A 2.5:1 2:31:1 2:24:1 

Additional 
Permitted Uses 

N/A 

Residential 
accommodation 
Seniors Housing 
Registered club 

Residential 
accommodation 
Seniors Housing 
Registered club 

Residential 
accommodation 
Seniors Housing 
Registered club 

Table 1 
Proposed amendments to the Local Environmental Plan 

 
It is noted that the proposal has been amended a number of times, as shown above in Table 1. 
The current application (lodged in August 2022) is the subject of this report. The LPP considered 
a previous version of the proposal (being the version that was submitted by the Proponent in 
March 2022). The current revised proposal (August 2022) seeks to respond to the LPP advice 
(refer to Section 4 and Attachments 1 and 2 to this report). 
 

 
Figure 2 

Existing (left) and proposed (right) zoning map 
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Figure 3 

Existing (left) and proposed (right) maximum height of buildings maps 
 

 
Figure 4 

Existing (left) and proposed (right) maximum floor space ratio maps 
 
Extracts of the development concepts submitted by the Proponent in support of the proposal 
are provided in the following figures. 
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Figure 5 

Plan View of the Development Concept 
 

 
Figure 6 

3D View of the Development Concept 
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Figure 7 

Comparison of Previous (March 2022) and Current (August 2022) Concept Plans 
 

 
Figure 8 

Current Concept Plan Section 
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Figure 9 
Concept perspective view from Old Northern Road 

 
A letter of offer to enter into a Voluntary Planning Agreement (VPA) has been submitted in 
support of the planning proposal (provided as Attachment 5). The letter of offer proposes 
contributions comprising the delivery of works on site in association with the development and 
monetary contributions to Council. The VPA is proposed to be in lieu of the application of the 
Shire wide Section 7.12 Contributions Plan, which would ordinarily levy development at 1% of 
the cost of works. The Proponent has estimated that the public benefit value of contributions in 
the VPA offer is approximately $7.65 million. The following contributions are offered in the draft 
VPA: 
 

 Two (2) pedestrian through-site links (on the northern and southern boundaries) and 
easements connecting Jenner Street and Old Northern Road totalling approximately 
1,600m² (valued at $3.15 million by the Proponent); 
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 Traffic works valued by the Proponent at $1 million, comprising: 
 

 A new signalised pedestrian crossing at the intersection of Old Northern Road 
and Olive Street; 

 An elongated roundabout at the intersections of Jenner, Railway and James 
Streets; 
 

 Monetary contributions of $650,000 towards upgrades of George Suttor Reserve; and 
 

 Monetary contributions of $2,850,000 towards future local infrastructure upgrades such 
as local roads, parks and community facilities.  

 
The planning proposal application is also supported by a draft site-specific Development Control 
Plan (DCP), which contains controls relating to setbacks, public domain outcomes, street 
frontage requirements, landscaping, parking and access. A copy of the draft site-specific DCP 
is provided as Attachment 6.  
 
4. LOCAL PLANNING PANEL ADVICE 

The planning proposal was considered by The Hills Local Planning Panel on 18 May 2022. The 
Panel provided the following advice: 
 
The planning proposal should not proceed to Gateway Determination on the basis that:   
 

a) In the absence of a commitment from Government to the resolution of regional traffic 
and transport issues impeding development within the Baulkham Hills Town Centre, the 
proposal is inconsistent with 
specifically identifies that discourage commercial and residential uplift in 

agencies that it is informed by, and therefore its provisions have policy weight that needs 
to be observed.  

 
b) The development concept submitted demonstrates an outcome which is beyond the built 

form capacity of the site. Upon resolution of these issue identified in a) above, further 
revision of the proposed development would be required to demonstrate adequate site-
specific merit, involving a marginal reduction in the maximum floor space ratio to the 
point where the following built form outcomes could be achieved:  

 
 Maximum building length of 65 metres; 
 Maximum tower floor plate of 750m2; 
 Building separation which complies with the Apartment Design Guide; 
 Solar access to at least 50% of George Suttor Reserve between 11am - 2pm on 21 

June; 
 Solar access to common open space of 4 hours between 9am - 3pm on 21 June; 
 Compliance with the relevant standards within the Apartment Design Guide, 

including but not limited to solar access for all apartments and deep soil zone 
provision; 

 Common open space for residents is to be designed to be seen from the street 
between buildings, provide for active and passive recreation needs of all residents, 
include landscaping, present as a private area for use by residents only, include 
passive surveillance from adjacent internal living areas and/or pathways, have a 
northerly aspect where possible and be in addition to any public thoroughfares; 

 Front setbacks consistent with the building line of the adjacent heritage building and 
development to ensure that sight lines to the heritage building are maintained from 
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Old Northern Road and ensure the retention of the existing street trees along the 
front boundary of the site. An increase in the front setback should not be at the 
expense of the amenity of private open space at the rear of the building, which, as 
stated above, should also be enhanced and improved through reconsideration of the 
current design; 

 Consider provision of an additional through site link on the northern boundary of the 
site, to provide better pedestrian access to the retail core of Baulkham Hills Town 
Centre. 

The impact of these revisions would need to be tested and found to be suitable in terms 
of their off-site impacts, particularly traffic impacts on Jenner Street.  

 

 advice are provided as Attachments 1 and 2 respectively. 
 
5. MATTERS FOR CONSIDERATION 

A full technical assessment of the proposal is contained within the Council Officer Assessment 
Report to the LPP on 18 May 2022 (Attachment 1). It is noted that the planning proposal has 
been slightly revised since reporting to the LPP, as the Proponent has sought to respond to 
some of the issues raised by the Panel.  
 
A summary and discussion of key considerations associated with the planning proposal is 
provided below. Discussion and assessment of elements of the proposal which have been 
revised since the LPP is also contained in the table below. 
 

Key 
Consideration 

Comment 

Strategic Merit 
the strategic planning framework are provided within Section 3 of the Council 
Officer Assessment Report to the Local Planning Panel, provided as Attachment 1 
to this report.  
 
The Greater Sydney Region Plan and Central City District Plan highlight the need 
for providing housing in well-serviced locations, supported by infrastructure. 
Broadly speaking, the objectives of these plans would be satisfied given the 
services available within the Baulkham Hills Town Centre and the existing bus 
services that provide public transport to and from this location.  
 

identifies traffic and transport issues at this location, related to the regional road 
network and the level of service of the intersection of Seven Hills Road, Windsor 

specifically identifies that discourage commercial and residential uplift 
.  

 
While Council has continued advocating for the necessary improvements to the 
road network and the public transport offering through Baulkham Hills, this issue 
has not yet resulted in a commitment from Government. As such, the traffic and 
transport issues which impede further development in Baulkham Hills Town Centre 
have not been resolved and any uplift within the Town Centre (such as that sought 
through this planning proposal) would be inconsistent with the policy settings clearly 
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Additional 
Permitted Uses 

The site is currently zoned RE2 Private Recreation and the planning proposal seeks 
to introduce three (3) additional permitted uses on the land by way of amendments 

 
 
The Proponent has sought to rely on additional permitted uses, rather than 
amending the land zone map as there are limited options for land zones where all 
proposed uses are permitted, aside from B2 Local Centre. Further, the proposed 
retention of the RE2 Private Recreation zone more closely aligns with a primary 
intent of the land, being the ongoing function of the existing Hills Club. 
 
Having regard to the location of the site within the Baulkham Hills Town Centre, the 
additional permitted uses are considered to be appropriate to support the ongoing 
viability and revitalisation of the existing Hills Club. More detailed discussion on 
these proposed uses is provided within the Council Officer Assessment Report to 
the Local Planning Panel, provided as Attachment 1 to this report.  
 
If the planning proposal was to proceed, additional mechanisms should be included 
in the Schedule 1 clause, to ensure an appropriate balance of uses on the site and 
the delivery of outcomes detailed in the planning proposal material (such as a limit 
on the number of dwellings and a requirement for a minimum amount of club floor 
space and retail/commercial floor space, based on the concept plans submitted by 
the Proponent). 
 

Built Form, 
Height, Bulk and 
Scale 

The Council Officer Assessment Report (Attachment 1) provides detailed analysis 
with respect to the proposed built form outcomes, concluding that the proposal 
would result in some unacceptable impacts in terms of bulk and scale, solar access 
and heritage. 
 
It is noted however that this assessment was in relation to the March 2022 version 
of the proposal and the Proponent has since submitted revised material. The key 
differences between the March 2022 plans originally assessed by Council officers 
and considered by the LPP and the current August 2022 concept plans are outlined 
in the table below: 
 

 March 2022  
(Considered by LPP) 

August 2022 
(Current) 

Building A Height 54m (16 storeys) 63m (18 storeys) 

Building A Length 
Ground  82m 
Podium  82m 
Tower  55m 

Ground  70m 
Podium  65m 
Tower  55m 

Building A 
Footprint Gross 

Floor Area 

Podium  1,579m2 
Tower  737m2 

Podium  1,201m2 
Tower  716m2 

Building A 
Building Envelope 

Podium  2,024m2 
Tower  944m2 

Podium  1,560m2 
Tower - 963m2 

Table 2 
Comparison of March 2022 and August 2022 Concept Plans 

 
Noting the amendments submitted by the Proponent in August 2022, the following 
additional commentary is provided with respect to the revised concepts:  
 
 The broader structure envisaged for the Baulkham Hills Town Centre under 

he tallest buildings will be permitted at the 
Baulkham Hills Junction, being a highly prominent location. The tallest building 
in this location is subject to a maximum building height of 50 metres (16 
storeys). However, it is noted that the major intersection is not necessarily the 
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functional core of the centre. The primary retail destination in the centre is 
Grove Square (formerly Stockland Baulkham Hills Shopping Centre) and in 
considering this, the proposed height (in isolation) may not be inappropriate 
from an urban structure perspective noting the Hills Club is a large consolidated 
site directly opposite this activity core of the centre. Notwithstanding this, the 
proposed maximum building height for Tower A (fronting Old Northern Road) 
of 18 storeys would represent the tallest building within the Baulkham Hills 
Town Centre and would not align with this current urban form objective of 
Council.  
 

 Council generally expects podium elements to be a maximum of 4 storeys. In 
comparison, the podium of the proposed development is 6 storeys, which adds 
to the perceived bulk and scale of the development when viewed from the 
public domain.  
 

 Council generally requires that tower building floor plates are no larger than 
750m2 of gross floor area. The floor plates shown for Building A (fronting Old 
Northern Road) are 1,201m2 of gross floor area for the podium (being the first 
6 storeys) and 716m2 of gross floor area for the tower element.  

 
 Council generally requires that buildings be less than 65 metres long, with any 

building greater than 30 metres in length separated into at least two parts by a 
significant recess or projection. Buildings with a length greater than 40 metres 
are required to have the appearance of two distinct building elements with 
individual architectural expression and features. The Proponent has amended 
the design of Building A, fronting Old Northern Road, to reduce the building 
length of the podium to 65 metres. The building length of the tower element 
remains largely unchanged at 55 metres (and an increase in height of 2 
storeys).  

 
 The Proponent has indicated a recess of 5-6 metres in the tower and podium 

elements, which constitutes approximately 10% of the building frontage. This 
minor recess is unlikely to mitigate the perceived bulk and scale which is a 
result of the combination of the proposed building height, as well as the building 
length and footprint/envelope size all being at the maximum permitted limits. It 
is considered that the recess or projection would likely need to be in the order 
of 10m-12m in width (approximately 20% of the frontage) and 4-5 metres in 
depth, to meaningfully reduce the appearance of the visual bulk and scale of 
the building and create the impression of two distinct buildings.  
 

The proposed 18 storey Tower A (being 2 storeys higher than the concept originally 
assessed by Council officers and the LPP) continues to present as a visually 
dominant and bulky building, when the combination of height, length, orientation, 
floor plate and lack of articulation are considered holistically. If the proposal were 
to proceed, further demonstration would be required from the Proponent the 
proposed planning controls would result in a superior development outcome which 
is capable of addressing some of the remaining issues identified above in order to 
reduce the perceived bulk and scale and demonstrate design excellence. This may 
result in the need for some reduction in the gross floor area proposed, in order to 
achieve an improved outcome in terms of bulk, scale and massing. 
 

Building 
Separation 

The ADG stipulates building separation requirements for residential flat building 
development as indicated below: 
 
Minimum separation distances for buildings are: 
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Up to four storeys (approximately 12m): 
 12m between habitable rooms/balconies 
 9m between habitable and non-habitable rooms  
 6m between non-habitable rooms 

 
Five to eight storeys (approximately 25m): 

 18m between habitable rooms/balconies 
 12m between habitable and non-habitable rooms 
 9m between non-habitable rooms 

 
Nine storeys and above (over 25m): 

 24m between habitable rooms/balconies 
 18m between habitable and non-habitable rooms 
 12m between non-habitable rooms 

 
Buildings B, C and D potentially have habitable rooms and balconies separated by 
only 12m at the 6th storey, when 18m separation is required under the ADG. The 
current Building A plans have increased separation from the apartment building to 
the north to 21.8m (in comparison to the March 2022 plans), however this still does 
not achieve the 24 metre minimum distance required. 
 
The plans provided do not specify where habitable and non-habitable spaces are 
located and are therefore unable to demonstrate the appropriate building 
separation between buildings to ensure compliance can be achieved at the 
Development Application stage. 
 

Solar Access to 
Communal 
Open Space, 
Public Open 
Space. 

Communal Open Space 
The Hills DCP 2012 requires a minimum 4 hours of solar access to be provided to 
private communal open space between the hours of 9am and 3pm on 21 June. The 
Apartment Design Guide only requires developments to achieve a minimum of 50% 
direct sunlight to the principal usable part of the communal open space for a 
minimum of 2 hours between 9 am and 3 pm on 21 June. The current concept plans 
do not demonstrate compliance with The Hills DCP 2012 requirements in terms of 
solar access to communal open space, which is largely a result of the site layout, 
building length, height and amount of floor space proposed on the site. The revised 
concepts do demonstrate compliance with the lesser ADG minimum requirements. 
 
Public Open Space 
With respect to public open space, Council typically requires that new development 
not create any additional overshadowing of public open space between the hours 
of 11am-
directly north of George Suttor Reserve, and that any redevelopment of the site will 
likely cast some shadows over the reserve, Council officers sought to discuss with 
the Proponent the opportunity to maintain a reasonable amount of solar access to 
the Reserve, without sterilising the subject site. On balance, it is considered 
reasonable that should some development uplift be granted on the site, it should 
demonstrate that at least 50% of the park receives sunlight between 11am and 2pm 
on 21 June. The current concept plans indicate that at 11am 90% of the reserve 
receives sunlight, at 12pm 63.7% of the reserve receives sunlight, at 1pm 36% of 
the reserve receives sunlight and at 2pm 65.5% of the reserve receives sunlight. 
 
Overall, the plans demonstrate that George Suttor Reserve can continue to achieve 
reasonable access to sunlight during the lunchtime hours. While the solar access 
drops below 50% at 1pm, the remaining times between 11am and 2pm all exceed 
the 50% solar access requirements and this is considered satisfactory given the 
circumstances. 
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Apartment 
Design Guide 
Compliance 

The LPP advice specified that any revision of the proposal should demonstrate 
compliance with the relevant standards within the Apartment Design Guide, 
including but not limited to solar access for all apartments and deep soil zone 
provision. 
 
The SEPP 65 Design Verification Statement provided with the revised plans states 
that compliance is achieved with the deep soil requirements (minimum 7% of the 
site area), noting that 16.5% of the site area is identified as deep soil zone.  
 
The SEPP 65 Design Verification Statement provided also states that based on 
preliminary design assessments, 95% of 228 apartments have the ability to achieve 
the minimum 2 hours or greater direct sunlight between 9 am and 3 pm at mid-
winter (the ADG only required 70% of apartments to achieve this). 
 

Common Open 
Space 

The LPP advice contains suggestions to improve the common open space for the 
proposal. The following table provides an assessment of the current plans against 
the criteria recommended by the LPP: 
 

Common open space 
should: 

Assessment Compliance 

 be designed to be seen 
from the street 
between buildings,  

The common open space cannot 
be viewed from Jenner Street or 
Old Northern Road 

N 

 provide for active and 
passive recreation 
needs of all residents,  

The common open space has the 
potential to provide for active and 
passive recreation. 

Y 

 include landscaping,  The common open space has the 
capacity to include landscaping, 
however it is above the basement 
so there will not be opportunity for 
deep soil planting.  

Y 

 present as a private 
area for use by 
residents only, 

The common open space is 
situated adjacent to an open air 
bowling green, which will be used 
by members of the bowling club 
and may compromise the private 
nature of the common open 
space. 

N 

 include passive 
surveillance from 
adjacent internal living 
areas and/or 
pathways,  

The through site link will provide 
some passive surveillance of the 
common open space. Some 
residential units will be able to 
view the common open space 
from living areas.  

Y 

 have a northerly 
aspect where possible; 
and  

A portion of the common open 
space has a northerly aspect 
(between Buildings A and B). 
However, most of the ground level 
common open space is 
overshadowed for the majority of 
the day. 

N 

 be in addition to any 
public thoroughfares. 

The common open space is in 
addition to the publicly accessible 
thoroughfares.  

Y 

Table 3 
Assessment Against Local Planning Panel Advice regarding Common Open Space 
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Traffic and 
Transport 

The Council Officer Assessment Report (Attachment 1) provides a detailed 
assessment of the key traffic and transport matters in Section 4(d).  
 
The key concerns relate to the proposed access point from Old Northern Road, 
which TfNSW would be unlikely to support, in addition to the broader transport and 
traffic issues impacting on Baulkham Hills Town Centre as discussed earlier in this 
report, which are predominantly related to the regional road network and are largely 
contingent on commitment from Government to address the issues associated with 
significant regional through-traffic.  
 

Heritage 
 

 
Council Of

the identified heritage curtilage is confined to George Suttor Reserve.  
 

(provided within Attachment 1) concludes that the proposed setback to Old 
Northern Road is not acceptable, as it would allow for the building to obscure the 
existing view corridor to the item. In response to these concerns, the Proponent has 
amended the proposal to increase the setback to Old Northern Road to 6 metres 
for the parts of the building which are closest to heritage item. This would enable 
the view lines to the heritage item from Old Northern Road (on approach from the 
south) to remain and this increase setback is generally considered acceptable from 
a heritage perspective. 
 

Infrastructure 
Demand and 
Voluntary 
Planning 
Agreement Offer  

As described earlier in this report, the Proponent has offered to enter into a VPA 
with Council to deliver works and monetary contributions on and within the vicinity 
of the site. The VPA offer comprises the following contributions: 
 
 Two (2) northern and southern pedestrian through-site links and easements 

connecting Jenner Street and Old Northern Road totalling approximately 
1,600m² (suggested value of $3.15 million by the Proponent); 

 Traffic works with a suggested value of $1 million, comprising: 
 A new signalised pedestrian crossing at the intersection of Old 

Northern Road and Olive Street; 
 An elongated roundabout at the intersections of Jenner, Railway and 

James Streets; 
 Monetary contributions of $650,000 towards upgrades of George Suttor 

Reserve; and 
 Monetary contributions of $2,850,000 towards future local infrastructure 

upgrades such as local roads, parks and community facilities.  
 
The Proponent has valued their offer at $7.65 million, which would equate to 
approximately 5.2% of the total cost of works, or 4.8% of the cost of works of the 
non-residential component and $29,000 per dwelling for the residential component 
of the development. With respect to the draft VPA offer, the following is noted: 
 
 The contributions offered through the draft VPA would be in lieu of the 

levies incremental development at a rate of 1% of the cost of development. 
While this Plan is not appropriate intended to cater for uplift of this scale, for 
comparison purposes, it is estimated that the Proponent would pay 
approximately $1.46 million if the development were levied under this Plan. 
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 The planning proposal would enable 228 additional dwellings beyond what is 
anticipated or catered for with respect to local infrastructure planning within the 
Baulkham Hills Town Centre. The VPA represents an appropriate mechanism 
to secure contributions to address the demand for local infrastructure likely to 
be generated by this additional yield.  

 
 The traffic works proposed to be undertaken by the Developer with respect to 

a signalised pedestrian crossing at the intersection of Old Northern Road and 
Olive Street, and an elongated roundabout at Jenner, Railway and James 
Streets are appropriate and positive public benefits that would be provided in 
response to the increased traffic and safety concerns associated with the 
planning proposal uplift.  

 
 The proposed monetary contribution towards embellishment and public domain 

upgrades at George Suttor Reserve would result in improved outcomes to 
public park infrastructure on Council-owned land. The expenditure of these 
funds by Council in the future would result in improved passive open space 
outcomes for future residents of the adjoining Hills Club site and existing 
residents more broadly within Baulkham Hills.   

 
 The $2.85 million local infrastructure contribution is proposed to be utilised at 

around Baulkham Hills Town Centre. Council could potentially allocate a 
portion of this contribution towards traffic infrastructure upgrades in the form of 
safety improvements at Hill Street and Old Northern Road, and/or traffic lights 
at Cross Street and Old Northern Road. The VPA offer is flexible in terms of 
the items and timing for expenditure and would have regard to any planned 

 
 

The VPA offer is considered to be fair and reasonable, and adequate to addresses 
the local infrastructure demand likely to be generated by the proposed 
development.  
 
Should Council be of a mind to support the progression of the planning proposal, 
the submitted offer represents a fair and reasonable contribution that should be 
formalised into a VPA document to accompany any public exhibition of the planning 
proposal.  
 

Development 
Control Plan 

The Proponent has included a site specific DCP in support of the planning proposal, 
intended to guide outcomes on the site at the Development Application stage. A 
development of this scale would warrant a site specific DCP, however there are a 
number of the controls proposed by the Proponent differ from those that currently 
apply in the locality under the Hills DCP 2012 and are not supported, as they would 
potentially compromise the character of the locality and result in sub-optimal built 
form outcomes.  
 
Should Council be of a mind to support the progression of the planning proposal, a 
site specific DCP would be required to guide built form outcomes on the site beyond 
the LEP planning controls. 
 
The key controls that are of concern are discussed below: 
 

 Front setbacks to Jenner Street 
 

The proposed DCP stipulates a 6m front setback to Jenner Street, while the existing 
Hills DCP would require a 10m setback. The reduced setback will reduce the area 
for landscaping in the front setback, create an inconsistent streetscape on Jenner 
Street and disrupt the landscape character of the street. The reduced setback of 
6m to Jenner Street is not supported and should remain at 10m. 
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 Landscaped Area 

 
Landscaped area requirements seek to provide a satisfactory relationship between 
buildings, landscaped areas and adjoining developments, minimise stormwater 
runoff and ensure a high standard of environmental quality, visual amenity and 
character of the neighbourhood. The Hills DCP requires that 50% of the site be 
landscaped area, noting that building areas and driveways are excluded, terraces, 
patios and common open space within 1 metre of natural ground can be included 
(if landscaped) and the minimum dimension of landscaped area is 2m. 
 
The proposed DCP contains a different definition of what is included in the 

are included, with the diagram appearing to include driveway areas. The controls 
also do not contain a minimum dimension for landscaped area. 
 
The difference in methods and requirements for calculating landscaped area would 

objectives of minimising stormwater runoff and ensuring a high standard of 
environmental quality, visual amenity and character of the neighbourhood. The 
control should remain per the current standard within The Hills DCP. 
 

 Common Open Space 
 

The Hills DCP requires that developments provide 20m2 of common open space 
per dwelling. The proposed DCP indicates that common open space should be 
provided at a lower rate, in accordance with the ADG (50% of the site area).  
 
The development concept for the site includes 3,355m2 of common open space 
(including rooftop spaces), which equates to approximately 15m2 per unit. In 
comparison, the proposed 228 apartments would generate the need for 
approximately 4,560m2 of communal open space, if the development were to 
comply with the Hills DCP. 
 
Given the size of the site and the opportunities for a master planned outcome, it is 
reasonable to expect the future development of the site to meet the Hills DCP 
requirements for common open space provision. The proposed common open 
space control in the proposed DCP (minimum ADG requirements) is not supported 

 
 

 Subterranean Apartments  
 

The proposed DCP states that sub-terranean apartments permitted. In other urban 
renewal precincts Council has imposed development controls that specifically 
prevent subterranean apartments. Where these are proposed they often 
demonstrate poor outcomes in terms of access, street address and solar access 
and are unable to demonstrate a positive outcome for future residents. 
Subterranean apartments are not supported and a control preventing this outcome 
should be included. 

 
 Old Northern Road Tree Retention  

 
The LPP advice states that the trees along the Old Northern Road frontage should 
be retained, however no controls are included in the proposed DCP to ensure their 
retention. The concept plans indicate that the basement level has a front setback 
of approximately 6m, which may be insufficient to enable both the retention of the 
trees and excavation of the basement. Additional DCP controls would be needed 
to clearly articulate that the trees along the front boundary are to be retained, which 
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may require redesign of the basement to ensure the excavation does not threaten 
the viability of the trees. 
 

 
6. RESPONSE TO LOCAL PLANNING PANEL ADVICE 

The LPP advice indicates that the planning proposal and supporting development concept 
demonstrates an outcome which is beyond the built form capacity of the site. The Panel 
provided specific advice around elements of the proposal which should guide the Proponent 
towards developing a concept that is within the capacity of the site.  
 
The following table provides a summary of the assessment of the revised proposal against the 
specific items mentioned in the LPP advice. 
 

LPP Advice Assessment of Response Compliance 

Maximum building length of 65 metres; The ground floor is greater than 65m, 
however the podium and tower levels are 
65m or less. 

Y 

Maximum tower floor plate of 750m2; The tower demonstrates a floor plate of 
less than 750m2 gross floor area.  

Y 

Building separation which complies 
with the Apartment Design Guide; 

The development concept shows areas 
that do not comply with the ADG 
requirements for building separation. 

N 

Solar access to at least 50% of George 
Suttor Reserve between 11am - 2pm on 
21 June; 

There is a time between 11am and 2pm 
where the solar impacts on George 
Suttor Reserve are less than 50% of the 
site area, however, given the excess in 
solar access throughout the remainder of 
the 11am-2om period the solar impacts 
are considered acceptable. 

Y 

Solar access to common open space of 
4 hours between 9am - 3pm on 21 
June; 

The ground level common open space 
has not been relocated or redesigned to 
achieve 4 hours solar access.  

N 

Compliance with the relevant standards 
within the Apartment Design Guide, 
including but not limited to solar access 
for all apartments and deep soil zone 
provision; 

The SEPP 65 Verification Statement 
indicates compliance with SEPP 65. 

Y 

Common open space for residents is to 
be designed to be seen from the street 
between buildings, provide for active 
and passive recreation needs of all 
residents, include landscaping, present 
as a private area for use by residents 
only, include passive surveillance from 
adjacent internal living areas and/or 
pathways, have a northerly aspect 
where possible and be in addition to 
any public thoroughfares; 

The common open space has not been 
redesigned or relocated to address the 
LPP concerns.  

N 

Front setbacks consistent with the 
building line of the adjacent heritage 
building and development to ensure 
that sight lines to the heritage building 
are maintained from Old Northern Road 
and ensure the retention of the existing 
street trees along the front boundary of 

The building setback to Old Northern 
Road has been revised and shows an 
improvement to the impact on the 
adjacent heritage item. Y 
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the site. An increase in the front setback 
should not be at the expense of the 
amenity of private open space at the 
rear of the building, which, as stated 
above, should also be enhanced and 
improved through reconsideration of 
the current design; 

Consider provision of an additional 
through site link on the northern 
boundary of the site, to provide better 
pedestrian access to the retail core of 
Baulkham Hills Town Centre. 

An additional through site link has been 
provided and there are not links on both 
the north and south boundaries. Y 

The impact of these revisions would 
need to be tested and found to be 
suitable in terms of their off-site 
impacts, particularly traffic impacts on 
Jenner Street.  

The planning proposal indicates that the 
amendments that have been made are 
generally improvements to the design Y 

 
 

CONCLUSION AND OPTIONS 

The planning proposal is broadly consistent with the objectives of the strategic planning 
framework. The Greater Sydney Region Plan and Central City District Plan highlight the need 
for providing housing in well-serviced locations, supported by infrastructure. Broadly speaking, 
the objectives of these plans would be satisfied given the services available within the Baulkham 
Hills Town Centre and the existing bus services that provide public transport to and from this 
location.  
 
The current planning controls applicable in the majority of the Baulkham Hills Town Centre 
reflect the available services and location of the centre and provide appropriate redevelopment 
opportunities for land that can be pursued through the lodgement of Development Applications. 
However, the Hills Club site does not benefit from these controls or any real redevelopment 
potential under the current framework. Given its unique nature and land use, this site was not 
considered to be a typical redevelopment scenario and changes to the controls in Baulkham 
Hills Town Centre to date have not enabled increased development potential on the site. In part, 
the planning work to date has assumed that future outcomes on this site would best be dealt 
with as part of a site-specific planning proposal, which should deal with the land as a strategic 
site and seek to retain the private recreation facilities as an important land use within the 
Baulkham Hills Town Centre. 
 

ffic and 
transport issues at this location, related to the regional road network and the level of service of 

Strategic Planning Statement specifically identifies that 

While Council has continued advocating for the necessary improvements to the road network 
and the public transport offering through Baulkham Hills, this issue has not yet resulted in a 
commitment from Government.  
 
As such, the traffic and transport issues which impede further development in Baulkham Hills 
Town Centre have not been resolved and any uplift within the Town Centre (such as that sought 
through this planning proposal) would be inconsistent with the policy settings clearly established 

planning proposal does not satisfy the Strategic Merit Test and should not proceed to Gateway 
Determination. 
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If the Council was of a mind to vary its policy position with respect to uplift in Baulkham Hills 
Town Centre, as stated in the LSPS, there would be no other significant strategic planning 
issues which would impede the progression of the planning proposal. This site is in a unique 
situation, in that it has not benefited from the master planning completed for the Baulkham Hills 
Town Centre to date, it contains private recreation facilities and is zoned RE2 Private Recreation 
to reflect this. Other sites in the town centre do not contain recreation facilities or significant 
social infrastructure that contributes to the vibrancy of the town centre and furthermore, these 
other sites have already benefited from some amount of uplift that has been made available 
under the current planning controls. The site also has a unique feasibility scenario, and it is 
evident that the proposed density and yield is, in part, being sought as a means of allowing the 
feasible redevelopment and preservation of the bowling club use within the town centre.  
 
However, with the planning proposal lodged there remains some outstanding site-specific 
issues which would still need to be resolved (potentially by way of inclusion of relevant controls 
within the draft site-specific DCP), relating to:  
 

 Reducing the perceived bulk and scale of the development, which results from the 
combination of the proposed height, building length, footprint size and lack of building 
recess and articulation; 

 Inability for the development to satisfy the minimum solar access requirements for 
 

 Inability to demonstrate compliance with minimum building separation distances as 
required by the Apartment Design Guide; 

 Front setbacks to Jenner Street, which should be a minimum of 10 metres; 
 

unchanged and not  
 The provision of common open space at a rate of no less than 20m2 per dwelling;  
 The removal of subterranean apartments; and 
 The retention of existing trees along the Old Northern Road frontage. 

 
The subject site is a large, single land holding which transitions from the town centre to a low 
scale residential environment at the rear. Master planning for the site should be able to 
demonstrate an appropriate development that is consistent with the character of the locality, 
blending into the Jenner Street streetscape and contributing to the activity of Baulkham Hills 
Town Centre along Old Northern Road. However, there are numerous elements of the planning 
proposal, development concept and proposed DCP controls that indicate that the master 
planning opportunity presented with the redevelopment of this site has not been capitalised on 
in this proposal.  
 
The positive aspects of the redevelopment the bowling club such as increased activity and 
vibrancy for the centre are acknowledged. While not a technical planning matter, the opportunity 
to retain some social infrastructure in the form of the club within a town centre location is 
desirable and is an offering and outcome that is unique to this individual site. Council is not in a 
position to provide this kind of social infrastructure and relies on private delivery of sporting and 
social clubs to contribute to the overall fabric of the community and vibrancy of an area. It is 
evident that while the extent of residential yield being sought is resulting in difficulties 
accommodating the redevelopment within an ideal built form outcome on the site, this yield and 
constrained site planning is intended to support the feasible redevelopment of the site and the 
retention of the club and its bowling facilities at this location.  
 
A balanced consideration of these various factors is required, and the opportunity to retain the 
Club should not necessarily be at the expense of the high quality, high amenity residential 
development and landscape character that is expected in the Hills Shire. Reconsideration of the 
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site planning is needed to better respond to the site constraints, context and local character. 
This may require a further reduction in the proposed residential floor space to allow appropriate 
building recess and projection elements, the appearance of two distinct towers for Building A, 
an increased setback (to 10m) to Jenner Street for Buildings B, C and D and solar access, 
common open space provision and landscaped area that meets the controls of the Hills DCP. 
 
While the 2.24:1 floor space ratio proposed across the site is not entirely out of step with other 
floor space ratio controls that would be expected in a town centre context, the redevelopment 
of this site, including the club and the bowling green, places additional constraints on the site 
planning that are not present in typical residential development. Specifically, the inclusion of the 
club and bowling green creates the need to locate a large amount of the floor space being 
sought onto the remaining areas of the site such that the club and tower development fronting 
Old Northern Road would have a floor space ratio of around 3.5:1, if considered in isolation, 
while the residential development to the rear represents a floor space ratio of 1.3:1.  
 
The Voluntary Planning Agreement letter of offer submitted by the Proponent represents a fair 
and reasonable contribution towards local infrastructure upgrades that is commensurate with 
the anticipated impact generated by the proposed development. If the proposal was to proceed, 
in any form, it should be accompanied by a draft VPA which secures these contributions. 
However, negotiations have not been further progressed to the point where a draft VPA 
document has been submitted, given the unresolved issues with respect to strategic and site-
specific merit that h
proposal should not proceed.  
 

 

OPTIONS 

 
 
- Option 1  Not Proceed 
 

is that commercial and residential uplift in the Baulkham Hills Town Centre will be 
discouraged, until such time as traffic and transport issues are resolved. For this reason 
primarily, along with some remaining unresolved site-specific issues as detailed within this 
report, it is recommended that the planning proposal should not proceed to Gateway 
Determination (Option 1).  

 
- Option 2  Proceed to Gateway Determination 
 

In considering the merits of an individual planning proposal, it would remain open to Council 
to reconsider its current policy position with respect to uplift in the Baulkham Hills Town 
Centre as part of a balanced consideration of the various factors. This would include due 
consideration for the way in which the proposal does align with much of the applicable 
strategic framework as well as the many positive aspects of the proposal with respect to the 
revitalisation of, and investment in, the Baulkham Hills Town Centre.  
 
In this regard, it should be noted that the traffic and transport issues currently experienced 
within the Baulkham Hills Town Centre are primarily the result of regional through-traffic, not 
the development outcome on the land subject to this planning proposal (or local 
development and traffic within the Baulkham Hills Town Centre generally). Furthermore, in 
the context of these regional traffic volumes, the traffic impacts associated with the uplift 
sought through this individual planning proposal would be negligible. 
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Council officers will continue to engage with Transport for NSW with respect to progressing 
their plans for resolving regional traffic and transport issues impacting on Baulkham Hills 
Town Centre and planning for a mass transit corridor between Norwest and Parramatta 
(through Baulkham Hills Town Centre), irrespective of any individual planning proposal. 
However, should a planning proposal for land within the Town Centre progress to Gateway 
Determination, there would of course be further opportunity for targeted consultation with 
Transport for NSW on this matter during the public agency consultation process.   
 
In light of the above, it may be justifiable for the Council to conclude that the proposal 
warrants progression to Gateway Determination, which would provide the opportunity for 
further targeted engagement with TfNSW with respect to traffic and transport issues within 
the Baulkham Hills Town Centre.  
 
If the Council was to resolve that the proposal should proceed to Gateway Determination 
(Option 2), it is recommended that the following matters should form part of any resolution 
of Council:  

 
1) The planning proposal applicable to land at 6-18 Jenner Street, Baulkham Hills (Lot 4 

DP 1108855, Lots 39-45 Sec 2 DP 2489 and Lot Z DP 400638) be forwarded to the 
Department of Planning and Environment for Gateway Determination; 

 
2) Council officers continue to engage with Transport for NSW with respect to the resolution 

of regional traffic and transport issues impacting on Baulkham Hills Town Centre and 
the progression of planning for a mass transit corridor between Norwest and Parramatta 
(through Baulkham Hills Town Centre); 

 
3) Prior to any public exhibition of the planning proposal, Council consider a further report 

with respect to: 
 

a) A site-specific draft Development Control Plan and revised development concepts, 
which resolve the outstanding site-specific issues detailed within this Report. This 
includes, but is not limited to, reducing the perceived bulk and scale of the 
development, greater building recesses and articulation, solar access to common 

as required by the Apartment Design Guide, minimum front setbacks to Jenner 
Street of 10 metres, minimum lan

subterranean apartments and retention of existing trees along the Old Northern 
Road frontage); and 
 

b) A draft Voluntary Planning Agreement, which secures development contributions in 
association with future development of the land, generally in accordance with the 
Letter of Offer submitted by the Proponent.  

 
While this is considered to be a valid and justifiable option, this is not the recommendation 
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ATTACHMENTS 

1. Council Officer Assessment Report to Local Planning Panel, 18 May 2022 (29 pages) 
2. Local Planning Panel Advice, 18 May 2022 (3 pages) 
3. Council Officer Pre-lodgement Feedback Letter, 13 August 2020 (4 pages) 
4. Council Officer Preliminary Assessment Feedback Letter, 26 July 2021 (5 pages)  
5. Draft Voluntary Planning Agreement Letter of Offer, August 2022 (2 pages) 
6. Draft Development Control Plan, August 2022 (25 pages
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