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2 Introduction 
This Section establishes a framework and controls to guide development on land within the Bella 

Vista and Kellyville Station Precincts.  

2.1 Land to which this Section applies 
This section applies to certain land within the Bella Vista and Kellyville Station Precincts, as shown in 

Figure 1 below.   

 
Figure 1:  

Land to which this Section applies (Note: Excludes SSDA land shown as red hatched area)  

Version: 3, Version Date: 03/06/2022
Document Set ID: 20097869



Bella Vista and Kellyville Station Precincts  - Development Control Plan 

 

 2 

Substantial areas of these precincts are subject to State Significant Development Applications 

(SSDAs). These areas have been identified as red hatched areas in Figure 1. Urban Design Guidelines, 

approved by the Department of Planning and Environment (the Department) as part of the SSDAs, 

will guide future development on the applicable SSDA land (as shown in Figure 2). Therefore, this 

DCP does not apply to these areas. The approval pathway for SSDA land is further detailed below. 

Various pockets of non-SSDA land also have limited development potential, whether it is due to the 

current planning controls, proximity to the Metro and arterial road, fragmented land ownership or 

ecological constraints due to proximity to the Elizabeth Macarthur Creek Riparian Corridor. The 

controls under this DCP are applicable to the land not covered by the SSDAs, which is primarily the 

‘development lots’ identified in Figure 1, along with some land in the immediate vicinity of these 

lots.  

 

Figure 2: 

Overview of applicable guidelines 

2.2 Purpose of this Section 
The purpose of this section of the DCP is to guide the future development of the Bella Vista and 

Kellyville Station Precincts by identifying the vision, development principles, key elements and 

indicative structure for the future development of the precinct. It seeks to ensure the orderly, 

efficient and environmentally sensitive development of the precinct to achieve high quality urban 

design outcomes. 

This DCP was developed with consideration to the Apartment Design Guide, which sets minimum 

requirements for apartment building development. This DCP builds on these same principles to 

facilitate the delivery of a distinct local character that aligns with Council’s vision for the Precinct. 

2.3 Relationship to other Sections of the DCP 
This section forms part of The Hills Development Control Plan 2012 (DCP 2012). Development within 

the Bella Vista and Kellyville Station Precincts will need to have regard to this section of the DCP as 

well as other relevant controls in DCP 2012. In the event of any inconsistency between this section 

and other sections of DCP 2012, this section will prevail to the extent of the inconsistency.  

The Hills Local Environmental 
Plan 2019 

Bella Vista and Kellyville Station 
Precincts Section of The Hills 

Development Control Plan 2012  

(Non-SSDA Land) 

Landcom's Urban Design Guidelines 

(SSDA Land) 
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2.4 Approval Pathway for SSDA Land 
The SSDA applications (SSD-10344, SSD-10343) for a concept master plan, urban design guidelines 
and Stage 1 subdivision of public open space lots are currently under assessment by the Department 
of Planning and Environment and are available for viewing on the Department’s ‘Major Projects’ 
website (drafting note: the final determination status will be reflected here, once the applications 
have been finalised and before any finalisation/adoption of this DCP document).  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 the State Environmental Planning Policy (Planning Systems) 2021 (formerly the 
State Environmental Planning Policy (State and Regional Development) 2011), the following 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. 

 
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;  
 The creation of new roadways and associated works; or  
 Has a capital investment value of more than $30 million. 

 
Landcom’s Concept SSDAs, including the supporting Urban Design Guidelines, are intended to serve 

as the primary guiding policy for future development within the SSDA boundaries.  The Urban Design 

Guidelines provide site-specific development controls that future development will be required to 

comply with and they guide the detailed landscape and architectural design within the approved 

SSDA open space network, street network, lot structure and building envelopes. The Urban Design 

Guidelines are also proposed to be supported by a Design Excellence Process, which includes referral 

to a State Design Review Panel (separate to Council’s process)  to ensure design quality is 

maintained through the life of the project (including beyond the initial divestment stage).  
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3 Vision and Principles 

3.1 Vision 
The Bella Vista and Kellyville Station Precincts are envisaged to transform into an attractive and well-

connected neighbourhood that achieves housing targets, creates vibrant, safe and desirable places, 

reinforces the garden Shire character and lifestyle and is supported by necessary infrastructure. It is 

anticipated that the precincts will provide around 8,400 dwellings and 10,400 jobs by 2036 (noting 

that a majority of this uplift will be located on SSDA land). In order to meet this vision, future 

development within the Precincts must achieve the following key principles and strategic priorities.  

 
Figure 3: 

Visualisation of the Kellyville Station Precinct  

(Source: Updated Urban Design Report submitted in association with the Kellyville SSDA prepared by SJB Urban) 

3.2 Development Principles 
To achieve the vision, future development within the Precinct must address the following key 

principles and strategic priorities of Council: 

Housing Diversity  

As the population grows there will be greater reliance on higher density development to 

accommodate future housing demand. The expected characteristics of the Hills Shire population will 

continue to include a variety of household types including singles, couples and a high proportion of 

households with children. It will be critical that future high density development provides ‘dwelling 

diversity’ to ensure the market caters for the different living needs, expectations and household 

budgets within the community. This will require the provision of an appropriate mix of one, two and 

three bedroom apartments which are varied in size.   
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Apartment buildings are long term building stock so it is very important that if they are to be built, 

they are resilient over the long term. Unlike detached housing where landowners can choose the 

style and size of their home, a homeowner wanting an apartment can only choose from what is 

being provided.  Whilst smaller apartments should be provided to meet the needs of a certain 

demographic within the market, moderate and larger apartments should also be provided to meet 

the latent demand for this housing option.  This will then reduce pressure on smaller, more 

affordable housing options.   

 
Figure 4: 

Council’s Approach to Housing Diversity 

 

  

Figure 5:  
Examples of Diverse Housing Products  

(Source: Urban Design Report submitted in association with the Bella Vista SSDA prepared by Hassell, 2019) 

Employment Outcomes 

The Bella Vista and Kellyville Precincts are strategically located in close proximity to the Norwest 

Strategic Centre, which is set to transform into a thriving commercial office precinct that serves the 

rapidly growing North West Region. Given it is earmarked for significant employment growth, it is 

crucial that employment lands be maintained and protected to ensure that job targets within our 

key strategic planning documents can be achieved.  
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It is envisaged that future employment growth will be tailored to the needs of our highly skilled and 

educated workforce, to provide an array of jobs close to home as we continue to strive towards a ’30 

minute city’. However, at present a large proportion of residents are travelling outside The Hills Shire 

to pursue employment opportunities, notable in occupations such as ‘professionals’, ‘managers’ or 

‘clerical and administrative workers’. The Bella Vista and Kellyville Station Precincts essentially 

present a blank canvas that can springboard off the Norwest Business Park and the arrival of the 

Sydney Metro North West, to evolve into a thriving and competitive employment destination. It also 

presents an opportunity to address the current imbalance between the available jobs and the skills 

of residents, and ensure that new populations can access high quality professional employment 

close to where they live. 

 

Establishing a sense of place and night-time economy will be key drawcards in attracting employees 

and also in encouraging businesses to invest in the area. The planning controls will further attract 

businesses by facilitating quality spaces and facilities for workers and visitors including active streets 

that promote commercial, retail and business activity and town squares and plazas that provide 

spaces for informal meetings, recreation and dining. 

 

  
Figure 6: 

Examples of Town Squares (left) and Employment Areas (right)  

(Source: Urban Design Report submitted in association with the Bella Vista SSDA prepared by Hassell, 2019) 

 

Transit Oriented Development 

Transit oriented development (TOD) involves the creation of compact, walkable, mixed-use 

communities around public transport nodes.  A key goal of TODs is to increase the number of people 

who walk, cycle or use public transport as their main form of transport. TODs have densities that 

result in increased patronage of public transport and provide more opportunities for people to live 

near the station and reduce their reliance on vehicles. 

 

The need to locate high density housing in centres with good access to services, community facilities 

and transport is well recognised and will support the on-going operation of the Sydney Metro 

Northwest. Density at the core allows for a scale and character suitable for pedestrian connectivity. 

Centres should provide a mixture of residential, retail and commercial activities that are centred on 

transport and create an environment where services, recreation, entertainment, jobs and housing 

provide a lifestyle alternative to the traditional suburban context, consistent with the principles of 

TODs. 
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This DCP Section supports the provision of TODs by helping to deliver the highest densities in key 

strategic locations close to centres and existing and proposed transport infrastructure. This will 

ensure a sensible balance can be achieved between delivering on housing targets whilst ensuring an 

appropriate transition in residential densities and maintaining residential character. 

 

  
Figure 7: 

Bella Vista Metro Station and Surrounds (Source: THSC) 

 

Infrastructure and Open Space 

Public open spaces play an important role in urban areas including provision of recreation, 

environmental conservation, connecting people with nature and improving social connectivity and 

mental health.  

 

The expected additional population of approximately 13,850 people within the Bella Vista and 

Kellyville Station Precincts will increase demand for various public facilities and services (such as 

roads, community facilities, open space and the like). This future population should be provided with 

access to open space, recreation and community facilities in line with the lifestyle enjoyed by 

existing residents. 

 

There is a need to vastly improve open space networks to meet the demands generated by incoming 

population and ensure appropriate recreational opportunities are provided for the future 

population. A number of local and neighbourhood parks are required in key locations that will be 

connected through dedicated shared ways along all streets providing a high level of amenity for both 

pedestrian and cyclists. Public plazas and town squares in the areas surrounding the stations and 

upgrades to open spaces outside of the precincts provide further opportunities for active and 

passive recreation.  
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Figure 8: 

Example of Open Space Areas  

(Source: Urban Design Report submitted in association with the Bella Vista SSDA prepared by Hassell, 2019) 
 

Place Making 

Place making will be a key focus in order to provide neighbourhoods that are sustainable, accessible, 

safe, attractive and well serviced with a unique character and sense of place. The development 

controls will provide the ingredients that make neighbourhoods liveable including vibrant activity 

centres, permeable and safe movement networks, generous public spaces, high quality built form 

and public art and ecologically sustainable development. The provision of quality spaces including 

streets, parks, buildings, and other public spaces will invite greater interaction between people and 

foster healthier, more social and economically viable communities. 

 

Public areas such as informal gathering areas within centres will include high quality and durable 

elements such as seating, shading and lighting to enhance the amenity of these areas. Streets will be 

well connected incorporating shared pedestrian/cycleways. The precinct will incorporate new public 

domain treatments including new paving, new street furniture and lighting, improved pedestrian 

access and dedicated street tree planting. 

 

Quality built form plays a vital role in achieving liveable, productive and resilient environments and 

creating great places that people want to live, work, visit and invest in. Development which achieves 

the key principles and meets with the development controls in this DCP will ensure an exemplary 

standard of design that provides a positive contribution to the public realm. A design excellence 

clause has also been included within The Hills Local Environmental Plan 2019 to require certain 

buildings to be assessed by a design excellence panel to achieve quality built form outcomes for the 

precincts. 

  
Figure 9: 

Examples of Place Making Principles  

(Source: Public Domain Audit and Analysis prepared by Aspect Studio, 2020) 
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4 Desired Future Character and Structure 
Plans 

4.1 Bella Vista and Kellyville Station Precincts 
The Bella Vista Station Precinct is bound by Celebration Drive to the south, Elizabeth Macarthur 

Creek to the east, Memorial Avenue to the north and Old Windsor Road to the west. It is also 

dissected by two (2) key roads, being Balmoral Road and Mawson Avenue.  

The Kellyville Station Precinct is bound by Memorial Avenue to the south, Elizabeth Macarthur Creek 

to the east, Samantha Riley Drive to the north and Old Windsor Road to the west.  

However, this DCP only applies to non-SSDA land (as previously shown in Figure 1).  

4.2 Character Areas 
Whilst the Bella Vista Precinct is a highly diverse precinct, given this DCP section only relates to the 

non-SSDA land, two (2) key character areas have been identified:  

Residential Areas 

Residential areas will be highly desirable and accessible, providing a range of housing choices that 

meets the diverse needs of our local residents. Development will also feature transit oriented design 

principles, whereby the area will be highly walkable, with generous street setbacks for pedestrians, 

and importantly, taller buildings will be concentrated towards the station tapering down to the well-

established low density areas.  

 

 
 

 
Figure 10: 

Built Form Example within Residential Area   

(Source: Urban Design Report submitted in association with the Bella Vista SSDA prepared by Hassell, 2019) 
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Elizabeth Macarthur Creek Corridor Character 

The Elizabeth Macarthur Creek Corridor will be a key defining feature that will be showcased 

through future development within the precinct. It is set to transform into a space that offers a 

variety of recreational and lifestyle opportunities for the enjoyment of local residents and workers, 

including walkways and cycleways that connect into the broader network, providing quality 

connections within and around the precinct.  

   
Figure 11 

Potential Creek Corridor Character  

(Source: Urban Design Report submitted in association with the Bella Vista SSDA prepared by Hassell, 2019) 

4.3 Structure Plans and Key Elements 

Objectives 

a. To provide a mix of housing and services within the Precincts (that supports the broader 

employment and mixed use areas located within the SSDA areas).  

b. To ensure that development occurs in a coordinated manner consistent with the vision and 

development principles for the Precincts. 

c. To locate higher density outcomes closer to the station to optimise access to the station 

facilities as well as outlook and amenity.  

Controls 

1. Development is to be consistent with the desired character outlined in Section 3.2 of this 

DCP, the key elements in Table 1 and the structure plans in Figures 12 and 13.  

2. Where variations are proposed, development is to demonstrate how the vision, 

development principles, key elements for the Precincts and relevant specific objectives are 

to be achieved.  
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Table 1 Key Elements of the Bella Vista and Kellyville Station Precincts 

Element Description 

Land Use  Bella Vista: Residential areas comprise higher density built form in the 

southern non-SSDA areas, transitioning to lower scale apartments 

further north towards Memorial Avenue and further east towards 

Elizabeth Macarthur Creek Corridor.  

 Kellyville: Low and mid-rise apartment buildings located along the 

Elizabeth Macarthur Creek Corridor and on the southern side of 

Sanctuary Drive near the T-way stop. 

Built Form  High quality architectural and urban design.  

 Bella Vista: Taller apartment buildings of up to 8 storeys located in the 

southern non-SSDA areas. Lower apartment buildings of up to 6 storeys 

located towards Memorial Avenue and the Elizabeth Macarthur Creek 

Corridor.  

 Kellyville: Heights transitioning to 10 storeys south of the station 

towards Memorial Avenue. Lower apartment buildings of up to 6 storeys 

located the Elizabeth Macarthur Creek Corridor.  

 Parks and other key public domain areas protected from overshadowing. 

Open Space and Public 

Domain 

 Various local parks distributed throughout the residential areas. 
 Open space (such as pocket parks) integrated within the Elizabeth 

Macarthur Creek Corridor where possible and passive open space is located 
underneath the Metro Line.  

 Improved access and crossings between the Precinct and the Elizabeth 
Macarthur Creek Corridor.  

Movement Network  Precinct is bound by two key arterial roads, including Old Windsor Road to 
the west and Memorial Avenue to the north.  

 Various new connections are proposed to enhance access and permeability 
including new roads south of Memorial Avenue (building upon the local 
road network proposed as part of the SSDA). 

 New and upgraded shared paths along key routes and new cycleways 

associated with Elizabeth Macarthur Creek and connecting open spaces.  
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Figure 12:  

Bella Vista Station Precinct Structure Plan  

(Note: numbers shown in residential areas identify the indicative number of storeys) 
 

Note: The floor space ratio (FSR) control is the primary control that limits the density for future development 

within the Precinct. It is expected that any future development will operate within the parameters of both the FSR 

and height of building controls contained within LEP 2019 (as well as any other built form requirements within 

other relevant guidelines, including setbacks, site coverage etc.). 
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Figure 13:  

Structure Plan for Kellyville Station Precinct  

(Note: numbers shown in residential areas identify the indicative number of storeys) 

 
Note: The floor space ratio (FSR) control is the primary control that limits the density for future development 

within the Precinct. It is expected that any future development will operate within the parameters of both the FSR 

and height of building controls contained within LEP 2019 (as well as any other built form requirements within 

other relevant guidelines, including setbacks, site coverage etc.). 
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5 General Controls  

5.1 Movement Network and Design 

Objectives 
a. To encourage residents to walk or cycle to shops, the railway station, recreation areas, 

community and other facilities by providing for safe and direct pedestrian and cycle 

connections between key locations. 

b. A functional and attractive new street network is provided that facilitates access, safety and 

convenience for all street and road users and minimises the negative impact of traffic.   

c. Carriageways and verge widths are consistent with the identified street hierarchy and 

sections to allow streets to perform their designated functions within the street network, 

enhance functionality and amenity for users and accommodate public utilities and drainage 

systems. 

d. Improve the capacity and function of the road network to support higher density 

development.  

e. Encourage orderly development that appropriately integrates with planned development in 

the surrounding areas. 

Controls 

1. The street network must be consistent with the indicative street network and hierarchy 

shown in Figure 17.  

2. Street profiles for non-SSDA land are subject to the controls shown in Figures 19 - 22.  

3. Appropriate transitions and connectivity must be provided between roads constructed 

throughout the Precincts (including those constructed by different parties).  

4. The design and construction of road infrastructure shall comply with Council’s Design 

Guidelines Subdivisions/Developments.  

5. Where roundabouts are provided, these are to be appropriately landscaped to ensure 

visibility for traffic and high quality visual amenity (refer Figures 14 and 15).   

6. All roads (including cul-de-sacs) must be constructed to specifications that will facilitate the 

efficient movement of waste and service vehicles.  

7. Road infrastructure not funded through a Contributions Plans is to be constructed to 

Council’s specifications and dedicated to Council at no cost.   

8. The cycleway network is to be consistent with the proposed cycleway network under 

Contributions Plan No. 18 – Bella Vista and Kellyville Station Precincts (as shown in Figure 

18).  

9. To maximise the pedestrian experience, vehicular and loading access to residential 

developments is to be provided via mid-block (east west) roads, where possible.  

10. Through site links (east west) are to be provided to increase pedestrian permeability in the 

precincts, and to provide increased connectivity from residential areas to the riparian 

corridor.  
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Figure 14: 

Landscaping in Roundabout  

(Source: Google Streetview) 

Figure 15: 

Landscaped Median (Source: 

THSC) 

 

  
Local Road Character Laneway Character 

Figure 16: 

Proposed Character for Local Road Network 

(Source: Urban Design Report submitted in association with the Bella Vista SSDA prepared by Hassell, 2019) 
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Figure 17:  

Indicative Street Network and Hierarchy   
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Figure 18:  

Proposed Cycleway Network  
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Figure 19: 

Local Street Profile – Residential Areas  

(Source: Urban Design Guidelines submitted in association with the Kellyville SSDA prepared by SJB Urban) 

Note: Applicable roads identified as red on the above map. 
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Figure 20: 

Illustration of proposed character of the Local Streets 

(Source: Urban Design Guidelines submitted in association with the Kellyville SSDA prepared by SJB Urban)  
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Figure 21: 

Local Street Profile – Metro Viaduct  

(Source: Adapted from the ‘Viaduct Section’ provided in the Urban Design Guidelines submitted in association 

with the Kellyville SSDA prepared by SJB Urban) 

Note: Applicable roads identified as red on the above map.  
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Figure 22: 

Illustration of proposed character along the Viaduct 

(Source: Urban Design Guidelines submitted in association with the Kellyville SSDA prepared by SJB Urban) 
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5.2 Public Domain 

Objectives 

a. To provide a range of quality public spaces to support future development.  

b. To improve the quality and aesthetic of the public domain to reflect the transitioning of the 

Bella Vista and Kellyville Station Precincts into a Transit Orientated Community.  

c. To provide an improved pedestrian experience. 

d. To ensure the provision of high quality, functional and attractive informal spaces for 

community interaction and play are provided.   

e. Undergrounding of power lines to improve the aesthetics and liveability of the centre and to 

facilitate increased space within road reserves to install public domain improvements.  

Controls 

1. Attractive, high quality outdoor spaces for children to play should be integrated into the 

public domain within centres where appropriate. Such spaces should allow for interactive 

play and include seating and shading. 

2. Council requires underground electricity reticulation and telecommunications for all urban 

development. Council will require as a condition of any development consent that any 

existing aboveground electricity reticulation service be relocated underground with the 

exception of main transmission lines. 

3. Pedestrian laneways and through site links shall have high regard to the following: 

 Being publicly accessible; 

 Have a minimum width of 4.5 metres; 

 Be clearly identifiable as a publicly accessible pedestrian link; 

 Encourage pedestrian movement along the link and minimise crowding; 

 Maintain the privacy of ground floor residential apartments which adjoin the link; 

 Ensure adequate passive surveillance is provided; 

 Have adequate lighting to improve safety; and 

 Building setbacks to the pedestrian link are to be assessed on their merits. 

4. Incorporate effective and clear way finding to ensure efficient movement throughout the 

Precincts. 

5. High quality landscaping and tree canopy cover should be integrated into the public domain 

and any through site links.  

6. Permeable surfaces should also be provided where possible to reduce the extent of paved 

area and to enhance the amenity of the streetscape environment. 
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Figure 23: 

Examples of Public Domain Elements – Planting character and seating (left), Path character (middle) 

and Recreation Spaces (right)  

(Source: Urban Design Report submitted in association with the Bella Vista SSDA prepared by Hassell, 2019) 

 

 
Figure 24: 

Example of Public Domain – Rouse Hill Town Centre (Source: THSC) 

5.3 Integrated Water Management 

Objectives 

a. To control stormwater runoff and discharge impacts on adjoining properties and into natural 
drainage systems before, during and after construction. 

b. To ensure that proposed development does not adversely affect the operation capacity of the 
downstream stormwater system. 

c. To encourage reuse, recycling and harvesting of stormwater to reduce demand on potable water 
supply. 
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d. To encourage and create an urban form where risks to life and property, as a result of either 
minor or major flooding, are minimised. 

e. To maximise opportunities for a best practice Water Sensitive Urban Design approach at the 
individual lot, overall development and regional scales. 

f. To reduce the impacts typically associated with urbanisation on receiving waterways, including a 
reduction in streamflow erosion potential and pollutant loads. 

Controls 

1. Owners of properties adjoining the riparian corridor and overland flow paths as well as 
properties identified as Flood Control Lots are required to confirm the 100 year Average 
Recurrence Interval flood extent and associated flood levels from the riparian corridor prior to 
the lodgment of development and subdivision applications. 

2. Development on land identified as Flood Control Lots and adjoining Elizabeth Macarthur Creek 
or overland flow paths are to apply the provisions of Council’s Flood Controlled Land DCP.  In 
applying these provisions consideration is to be given to the type of development, the 
application of controls according to the Flood Planning Level associated with the property, car 
parking, flood compatible building materials and land filling. 

3. A Stormwater Management Plan is to be prepared for each development application that 
considers sustainable water management practices and minimal development impact. 

4. Stormwater runoff must be treated on the development site before it discharges to a public 
drainage system. 

5. All stormwater drainage designs are to comply with the most up to date revision of Council’s 
Design Guidelines Subdivision/Developments and Contribution Plan No.18 – Bella Vista and 
Kellyville Station Precincts. 

6. All developments are to implement an Erosion and Sediment Control Plan, prepared in 
accordance with ‘Managing Urban Stormwater – Soils and Construction, to minimise land 
disturbance and erosion and control sediment pollution of waterways.  

7. With the exclusion of detached residential dwellings, all developments within the Precinct are 
required to manage the pollutant loads from each separate allotment to ensure compliance with 
the performance objective listed in Table 2 prior to discharge to any adjoining drainage system. 

8. Water quality modelling undertaken to support development proposals within the Precinct shall 
utilise the latest version of MUSIC and be in line with the Draft NSW MUSIC Modelling 
Guidelines, Sydney Metropolitan Catchment Management Authority, 2010, utilising the 
modelling parameters in Tables 3 and 4. 

9. For developments generating oils and grease, the additional objective of no visible oils for flows 
up to 50% of the one-year Average Recurrence Interval peak flow shall be achieved. 

10. A Water Sensitive Urban Design strategy is to be prepared for all development that provides for 
sustainable and integrated management of land and water resources, taking into account water 
quality and stream erosivity objectives, together with attenuating flow rates and runoff volumes 
to acceptable levels following urban development. Water management performance objectives 
are set out in Table 2. 

11. Water Sensitive Urban Design elements are to be designed and constructed in accordance with 
the following publications: 
- Adoption Guidelines for Stormwater Biofiltration Systems – Cities as Water Supply 

Catchments, Sustainable Technologies (CRC for Water Sensitive Cities, 2015 or later) 
- Australian Runoff Quality (Engineers Australia 2005) 
- Water Sensitive Urban Design Technical Guidelines for Western Sydney (NSW Government 

Stormwater Trust and Upper Parramatta River Catchment Trust, May 2004) 
12. As part of a Water Sensitive Urban Design strategy, developments are to install rainwater tanks 

for water supply demand such as outdoor use, laundries and toilets.  With the exception of 
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detached residential dwellings, a water balance assessment is to be undertaken for the 
development and rainwater tanks appropriately sized to cater for the water use demand.  The 
following provisions apply: 
 

Detached residential dwellings 

- Minimum 3,000 litre rainwater tank for toilet flushing and external uses is required.  
Larger tanks and use for filling of swimming pools is permitted. 

 

Multi dwelling housing 

- Minimum 3,000 litre rainwater tank per proposed dwelling or as defined by a detailed 
water balance assessment for the development is required. 

- Rainwater tanks may be connected to toilets, laundries and external uses including the 
filling of swimming pools. 

 

Residential flat buildings 

- The required rainwater tank volume is to be determined by a detailed water balance 
assessment. 

- Rainwater tanks are to be used for external uses and other purposes such as wash down 
bays and laundry facilities.  
 
 

13. Rainwater tanks are to be provided with potable water trickle top-up with a back flow 
prevention device, complying with Sydney Water requirements. 

14. In accordance with the recommendations made in the publication “Guidance on the Use of 
Rainwater Tanks” (enHealth, Commonwealth Government 2004), diversion of the “first flush” of 
up to 180 litres is to be incorporated into the design of the rainwater tank and associated 
plumbing based on a minimum first flush of 1L/m2 of roof area. 

15. Any discharge to, or construction within the Elizabeth Macarthur riparian corridor may require 
the approval of NSW Office of Water, under the Water Management Act 2000. 

16. The natural form, characteristics and function of waterways, including riparian land, are to be 
retained, restored, protected and enhanced wherever possible. 

17. Waterway rehabilitation and construction works are to apply ‘Best Practice’ combination of soft 
and hard engineering techniques establishing a water sensitive, geomorphically stable, diverse 
and functional waterway corridor that addresses urban influences and considers the immediate 
waterway corridor and aquatic systems both upstream and downstream of a subject site. 

 

As a minimum, waterway design and construction should follow the principles and guidelines in 

the Constructed Wetlands Manual (Department of Land and Water Conservation, NSW 1998) 

and A Rehabilitation Manual for Australian Streams (Cooperative Research Centre for 

Catchment Hydrology, 2000). 
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Table 2 Water Quality and Stream Erosivity Performance Objectives (Source: Managing Urban 
Stormwater: Environmental Targets, Department of Climate Change NSW, 2007) 

 Water Quality 

% Reduction in Pollution Loads 

Environmental Flows 

Stream Erosion Control Ratio 

 Gross 

Pollutants 

(>5mm) 

Total 

Suspended 

Solids 

Total 

Phosphorus 

Total 

Nitrogen 

Post Development Duration of above 

‘Stream Forming Flow’ Natural 

Duration of Above ‘Stream Forming 

Flow’
1

 

Stormwater 

Management 

Objective 

90 85 65 45 3.5 – 5.0:1 

Ideal 

Stormwater 
Outcome  

100 95 95 85 1:1 

 

1. For the purposes of these objectives, the ‘stream forming flow’ is defined as 50% of 
the 50% AEP flow rate estimated for the catchment under natural conditions. 

2. This ratio should be minimised to limit stream erosion to the minimum practicable. 
Development proposals should be designed to achieve a value as close to one as 
practicable, and values within the nominated range should not be exceeded. A specific 
target cannot be defined at this time. 

 
Table 3 Soil/Groundwater parameters recommended for adoption in MUSIC modelling 

 Units Urban Non-urban 

Impervious area parameters 

Rainfall threshold mm/day 1.4 1.4 

Pervious area parameters 

Soil storage capacity mm 170 210 

Initial storage % of capacity 30 30 

Field capacity mm 70 80 

Infiltration capacity coefficient – a  210 175 

Infiltration capacity coefficient – b  4.7 3.1 

Groundwater properties 

Initial depth mm 10 10 

Daily recharge rate % 50 35 

Daily baseflow rate % 4 20 

Daily deep seepage rate % 0 0 
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Table 4 Recommended Stormwater Quality Parameters for MUSIC modelling 

 
 
 
Land use 

Storm Flow Base Flow 

TSS TP TN TSS TP TN 

Mean SD Mean SD Mean SD Mean SD Mean SD Mean SD 

(all values expressed as log10 mg/l) 

General urban  
 
 
2.15 

 
 
 
0.32 

 
 
 
-0.60 

 
 
 
0.25 

 
 
 
0.30 

 
 
 
0.19 

 
 
 
1.20 

 
 
 
0.17 

 
 
 
-0.85 

 
 
 
0.19 

 
 
 
0.11 

 
 
 
0.12 

Residential 

Industrial 

Commercial 

Roads 2.43 0.32 -0.30 0.25 0.34 0.19 --- --- --- --- --- --- 

Roofs 1.30 0.32 -0.89 0.25 0.30 0.19 --- --- --- --- --- --- 

Forest/Natural 1.60 0.32 -1.10 0.25 -0.05 0.19 0.78 0.17 -1.52 0.19 -0.52 0.12 

Note: SD = standard deviation, TSS = total suspended solids, TP = total phosphorus and TN =total nitrogen 

5.4 Subdivision and Earthworks 

Objectives 
a. To minimise topsoil and vegetation removal and “land-shaping” on land where residential 

subdivisions are being constructed. 
b. Subdivisions provide a landform that is capable of supporting a range of residential, business 

and industrial uses. 
c. To ensure development visually integrates with the surrounding environment. 

Controls 

1. Earthworks shall be minimised to locations where the construction of roads require earthworks 
to be undertaken or filling adjacent to Elizabeth Macarthur Creek (refer to Integrated Water 
Management and Cut and Fill Sections of this DCP).  

2. All proposed public open space areas are to be fenced and are not to be disturbed or used for 
any purpose during the construction of a subdivision. 

3. Subdivision applications must provide a plan showing the existing pre-development and 
proposed finished ground levels to enable an assessment of the extent of earthworks proposed 
and assessment of the relationship between the finished road levels and proposed building 
platform levels. 

5.5 Cut and Fill 
Objectives 

a. To minimise the impact of earthworks on the stormwater regime, salinity and groundwater. 

b. To ensure the extent of cut and fill required for large scale development does not detract from 

the appearance and design. 

c. To ensure development visually integrates with the surrounding environment. 

d. To minimise the risks and associated impacts of contaminated land and to ensure land is 

appropriately stabilised and retained. 

e. To ensure that cut and fill does not encroach within, or adversely affect the efficiency, integrity 

and stability of any open space area. 
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Controls 

1. The filling of land adjacent to the Elizabeth Macarthur Creek Corridor may be required to 
facilitate the urban development of the Precinct and will only be permitted after consultation 
with NSW Office of Water (or any other relevant Government Agency) and to the subsequent 
levels provided. Justification for any proposed changes to land levels provided is required and is 
to be supported by a flood assessment that takes into account the cumulative impact of 
flooding behaviour, and associated risks caused by individual developments.  

2. In the areas of fill relevant provisions of Council’s Flood Controlled Land DCP are to be applied, 
with reference to the Integrated Water Management Section of this DCP. 

3. A Fill Plan must be prepared. 
4. All cut and fill works shall be in accordance with Council’s Design Guidelines 

Subdivisions/Developments and Works Specification Subdivisions/Developments. 
5. All landfilled areas must comprise clean material free from contamination. Imported material 

shall be certified “Virgin Excavated Natural Material (VENM)”. 
6. Landfilled areas must be suitably compacted and stabilised with density tests to verify that 

compaction was achieved in accordance with Council requirements.  
7. Embankment batters shall be provided in accordance with Council’s Design Guidelines 

Subdivisions/Developments.  
8. Embankment batters and retaining walls are to be landscaped to reduce erosion and provide a 

suitable screen. They should be vegetated preferably with native ground covers and small 
native trees with mature height of up to 10m. 

9. Development shall comply with the provisions of State Environmental Planning Policy 
(Resilience and Hazards) 2021 (formerly State Environmental Planning Policy No. 55 – 
Remediation of Land). 

10. Development shall comply with the Acid Sulfate Soils provisions of LEP 2019. 

5.6 Ecologically Sustainable Development 

Objectives 

a. Building designs are innovative and sustainable to reduce the reliance on, and consumption of, 

fossil fuels and potable water supplies. 

b. Development adapts to climate change.  

c. Developments contribute to improved quality of life, health and well-being of the community. 

d. The design, construction and operation of development minimises adverse impacts on the 

natural environment. 

e. Use landscape treatments to improve amenity for people using open space. 

Controls 

1. Residential flat buildings, townhouses and terraces built as a development lot should achieve a 

minimum 5 star NatHERS energy rating for each dwelling unit.  

2. Development other than residential should achieve a minimum 5 star Green Star Design and as 

Built rating, respectively.  

3. Building operation should achieve a minimum 4.5 star base building and tenancy NABERS 

Energy rating, where applicable.  

4. The incorporation of green walls and roofs into the design of commercial and residential 

buildings is encouraged. Where suitable, building facades should incorporate vertical 

landscaping features to soften the visual bulk of buildings and to improve streetscape appeal.  
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5. Canopy trees are to be planted within deep soil setbacks of developments, street verges and 

medians to provide shade and reduce pavement surface temperatures. Understorey planting 

and permeable surfaces should also be provided where possible to reduce the extent of paved 

area and to enhance the amenity of the streetscape environment. 

6. Buildings are encouraged to incorporate a trigeneration energy facility that provides energy-

efficient power, heating and air conditioning for use on site. 

7. Building designs are to: 

- Maximise the use of natural light and cross ventilation 

- Reduce the reliance on mechanical heating and cooling through the use of eaves, awnings, 

good insulation and landscaping 

- Include energy efficient light fittings and water fittings 

- Allow for separate metering of water and energy usage for commercial and multi-unit 

tenancies. 

8. Provide green roofs and walls wherever practical to mitigate the loss of green canopy and 

vegetation as a result of development.  

9. Building facades should also incorporate vertical landscaping features to soften the visual bulk 

of buildings and to improve streetscape appeal.  
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5.7 Ecology and Riparian Corridors 

Objectives 

a. To protect and enhance areas of significant native vegetation.  

b. To protect and enhance wildlife habitat.  

c. To protect and enhance the integrity and environmental functionality of the Elizabeth 

Macarthur Creek Riparian Corridor. 

Controls 

1. Wherever practical, development within the Precincts should be sited to minimise impacts on 

the existing vegetation and avoid removal of significant trees.  

2. A site specific Vegetation Management Plan (VMP) may need to be prepared and implemented 

for Elizabeth Macarthur Creek. Should this be required, this plan is to be lodged with 

development applications for development on land within the riparian corridor (being within 

20m of top of bank as identified in Figure 25), and approved prior to the commencement of 

construction works on this land. The requirement for a VMP is to be determined in consultation 

with Council Officers.  

3. Should a VMP not be required, landscaping along the riparian corridor should still feature native 

riparian plantings that are reflective of the riparian character and existing vegetation 

community profile.  

4. The VMP is to be prepared in accordance with Council’s relevant guidelines and based on 

standard vegetation management actions. 

5. The VMP is to provide for a minimum 2 year monitoring and maintenance period for the 

rehabilitated riparian area and other revegetation following final planting. 
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Figure 25: 

Location of Riparian Corridor  

(Source: Bella Vista Biodiversity Assessment Report prepared by WSP submitted with the Bella Vista SSDA) 

Note: the Impacted Riparian Zone (shown as green above) only relates to SSDA land within Bella Vista. There 

may be other areas on non-SSDA land whereby the residential land encroaches on the Riparian Corridor. A VMP 

may be required for future development in these areas as previously detailed.  
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5.8 Safety and Security 

Objectives 

a. To provide high levels of property safety as well as personal comfort and safety. 

b. To minimise opportunities for criminal and anti-social behaviour through urban design. 

Controls 

1. Development is to address the principles of Crime Prevention Through Environmental 

Design. 

Note: Consideration shall also be given to The Hills Shire Council’s Policy Designing Safer 

Communities, Safer by Design Guidelines (June 2002). 

5.9 Heritage (Aboriginal and European) 

Objectives 

a. Development is designed and located to protect Aboriginal sites and archaeological relics by 

minimising the likelihood of disturbance. 

b. Development is appropriately designed with regard to sensitive and direct interfaces with 

heritage sites. 

c. Development is sited to minimise adverse impacts on the significance of the heritage items.  

Controls – Aboriginal Heritage 

1. An Aboriginal Due Diligence Report is required for each major development site/subdivision 

and must be prepared in accordance with the Due Diligence Code of Practice for the 

Protection of Aboriginal Objects in NSW. 

2. Where a Due Diligence Report identifies the presence or likely presence of any Aboriginal 

sites or relics on or near the subject development site, further Aboriginal Cultural / 

Archaeological Assessment by a suitably qualified person must be undertaken. Where a site 

is identified as significant, a letter from the relevant Aboriginal Lands Council is required to 

be submitted expressing support or recommendations for the subdivision proposal. 

Controls – European Heritage 

3. Development at, or within the vicinity of the heritage item (I28), being Windsor Road from 

Baulkham Hills to Box Hill, must have regard to Part C Section 4 – Heritage of DCP 2012. 

5.10 Wind 

Objectives 

a. To allow for cooling summer breezes to move through the precinct. 

b. To ensure the built form does not provide adverse wind conditions which will impact upon 

the amenity of pedestrian comfort in streets and public open spaces.  

c. The built form does not adversely impact upon the amenity of residents in common open 

spaces.  

Controls 

1. Built form is to demonstrate that the passage of cooling summer breezes will not be impacted.  
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2. Buildings 8 or more storeys in height (or over 25 metres) require wind tunnel testing, irrespective 

of whether they are built to the street frontage or not, which demonstrates the following:  

a. In open areas to which people have access, the annual maximum gust speed should not 

exceed 23 metres per second.  

b. In walkways, pedestrian transit areas, streets where pedestrians do not generally stop, 

sit, stand, window shop and the like, annual maximum gust speed should not exceed 16 

metres per second. 

c. 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. 

d. In areas for stationary long-exposure activity, such as outdoor dining, the annual 

maximum gust speed should not exceed 10 metres per second. 

e. The report is to be prepared by a suitably qualified engineer. 
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6 Residential Flat Buildings and Shop Top 
Housing 

6.1 Site Requirements 

The Hills LEP 2019 Clause 8.2 (Minimum lot sizes residential flat buildings and shop top housing) 
specifies the minimum lot size for residential flat buildings in the R4 High Density Residential zone 
and R1 General Residential zone. 

Objectives 
a. To encourage the amalgamation of sites and discourage the creation of isolated 

development sites.  

b. To provide sufficient space for landscaping that will complement the building form and 

enhance the landscape character of the street.  

c. Development sites have sufficient area to provide adequate access, parking, landscaping and 

building separation. 

Controls 

1. Development sites shall have a minimum road frontage of 30m.  

2. Development sites shall have a minimum site depth of 40m.  

3. Residential flat buildings and shop top housing are to have a frontage (address) to the street 

and are not to be located on battle-axe allotments or rely on right of access arrangements 

for access to a public road.  

4. The site coverage of future development shall not exceed 50% of the site area (excluding 

land to be dedicated or acquired or a public purpose).  

 

Note: Determination of site cover includes driveways, footpaths and other impervious surfaces. 

 

Note: Isolation of Lots and Orderly Development  

The creation of isolated sites is not desirable and should be avoided where possible. Where a 

property is likely to be isolated by a development and it cannot be demonstrated that the site can be 

developed to its full potential, applicants should provide documentary evidence that a genuine and 

reasonable attempt has been made to purchase the isolated site based on a fair market value.  

 

Where a development may result in the creation of an isolated lot/s, the applicant should 

demonstrate that: 

 Negotiations for amalgamation of sites commenced early, prior to the lodgement of a 

development application;  

 If negotiations are not successful, details of the negotiations should be provided with the 

development application submission, including at least one recent independent valuation 

(which considers the property as being part of a complying amalgamated site) and include 

other reasonable expenses likely to be incurred by the owner of the isolated property in the 

sale of the property; and  
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 The orderly development of the isolated site can be achieved that is consistent with the 

provisions of The Hills LEP and DCP. This should include the applicant providing an envelope 

for that site, indicating height, building form, setbacks and separations (building and 

basement) sufficient to understand the relationship between the proposed development 

and the isolated site and the streetscape implications.  

 The development of an isolated site should not detract from the character of the streetscape 

and is to achieve a satisfactory level of amenity, including solar access, visual and acoustic 

privacy. 

6.2 Setbacks (Building and Upper Level) 

Objectives 
a. To provide strong definition to the public domain and create a consistent streetscape. 

b. To set taller building elements back from the street to reduce building scale and bulk and 

enable adequate sunlight access to the public domain.  

c. To provide articulation zones to complement building mass and emphasise key design 

elements such as entrance points and respond to environmental conditions including solar 

access, noise, privacy and views.  

d. To ensure adequate separation between buildings on different sites to alleviate amenity 

impacts, including privacy, daylight access, acoustic control and natural ventilation. 

e. To facilitate a landscaped streetscape that can accommodate larger trees. 

Controls 

1. Building setbacks are to comply with those shown in Figure 26 and Table 5 below.   

2. Buildings on street corners are to address both street frontages, with corners emphasised by 

appropriate architectural treatment.   
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Figure 26: 

Minimum Setback Map  
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Table 5 Setback Controls 

Setbacks  

Setbacks to Classified Roads  10m (note: noise attenuation requirements may require 
a greater setback distance). 

Setbacks to Waterways  Refer to setback controls contained within Section 5.6 
‘Development Adjoining Elizabeth Macarthur Creek 
Corridor Riparian Corridor’. 

Front Setbacks  See Figure 26 Street Setbacks. 

 Development adjoining any road not identified on Figure 
26 shall be setback 5m from the property boundary.  

 Underground car parking shall not intrude into the 
primary setback.  

Upper Level Setbacks   Storeys above the 4th storey shall be setback a minimum 
of 5m behind the front building line. 

 Developments with residential ground floor uses are to 

adopt a two storey terrace house appearance. The 3rd 

and 4th storeys for these developments are to be setback 

2m behind the building line.  

Rear Setback  8m or to comply with SEPP 65 whichever is the greater. 

Side Setback  6m or to comply with SEPP 65 whichever is the greater. 

Balconies and Courtyards  Balconies or courtyards shall not protrude into the 
setback areas. 

 

6.3 Open Space and Landscaping 

Objectives 
a. To maximise opportunities for landscaping, including the retention and/or planting of trees 

within deep soil areas to ensure a high level of amenity.  

b. To assist with the management of water quality.  

c. To provide communal open space for the enjoyment of residents.  

d. Communal open spaces:  

o Are accessible, usable and safe;  

o Enhance the attractiveness of the development;  

o Provide opportunities for social interaction; and  

o Create pleasantly shaded outdoor areas. 

e. To ensure development sites have sufficient space for landscaping that will complement the 

building form and enhance the landscape character of the street. 
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Controls 

Landscaping 

1. A minimum of 45% of the site area shall comprise Landscaped Area (as defined below, noting 

the calculation of Landscaped Area excludes the building footprint, roads, access driveways, 

parking and other hard paved areas etc.). Terraces and patios within 1m of natural ground level 

shall be included in the calculation of Landscape Area (as defined below).  

Note: Landscaped Area means a part of a site used for growing plants, grasses and trees, but does not include any 

building, structure or hard paved area. 

2. Landscaped areas are to have a minimum width of 2m. Areas less than 2m in width will be 

excluded from the calculation of Landscaped Area.  

3. Native ground covers and grasses are to be used in garden beds and path surrounds (turf is to 

be confined to useable outdoor areas).  

 

Roof Gardens and Planting on Structures 

4. Green walls are encouraged on podium walls along active frontages to soften the interface 

between future development and the public realm.  

5. Rooftop gardens must be adequately enclosed and accessible to occupants of the development. 

6. The design of exterior private open spaces such as roof top gardens is to address visual and 

acoustic privacy, safety, security, and wind effects.  

7. Where roof gardens and green walls are provided, consideration should be given to the Urban 

Green Cover in NSW – Technical Guidelines, published by the Office of Environment and 

Heritage. 

 

Communal Open Space 

8. A minimum of 10m2 per dwelling shall be provided as communal open space.  

9. A minimum of 25% of the required communal open space must be located at ground level in a 

singular large parcel.  

10. External (outside) common open space areas are to be capable of accommodating substantial 

vegetation and are to be designed to incorporate active and passive recreation facilities (such as 

seating, shade structures, BBQs, children’s play equipment and swimming pools).  

11. External (outside) common open space areas are to be located and designed to: 

- Be seen from the street between buildings;  

- Provide for active and passive recreation needs of all residents;  

- Provide 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.  
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12. Internal open space areas are to provide opportunities for larger communal gathering and/or 

active recreation (i.e. kitchen facilities, tables and chairs, small-scale gymnasium, health studio 

or swimming pools).  

13. Plant species appropriate to the context and the specific microclimate within the development 

are to be selected to maximise use of endemic and native species and opportunities for urban 

biodiversity.  

14. Drought tolerant plant species, and species that enhance habitat and ecology, are to be 

prioritised.  

15. Landscape design is to be integrated with water and stormwater management. 

 

  

Figure 27: 

Examples of passive open space areas  

(Source: Urban Design Report submitted in association with the Bella Vista SSDA prepared by Hassell, 2019) 

6.4 Built Form Design 
Objectives 

a. To ensure development creates a positive streetscape and achieves a high quality architectural 

design. 

b. To establish streets that are pedestrian friendly. 

c. To encourage podiums that reinforce the intended neighbourhood character and enhance the 

pedestrian experience.  

d. To ensure that towers: 

- Include slender design so as to not overwhelming in bulk and scale; 

- Allow for solar access to units within the development and on adjoining sites; 

- Create an open, attractive and distinct skyline; 

- Create small, fast moving shadows; 

- Allow for view corridors between nearby towers. 

e. Roof design and roof features are provided which integrate telecommunications, service 

structures, lift motor rooms and mechanical plants, contributing to an attractive and interesting 

skyline of the precinct. 

f. To ensure buildings are designed to maximise the privacy of adjoining properties.   
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Controls 

General 

1. Retail and commercial uses at ground level are to be designed so that the ground floor is at the 

same level as the finished footpath level of the adjacent street and/or open space.  

2. The façade design of a development is to utilise large expressed elements to relate to passing 

motorists and articulate the key components of the building such as entries, showrooms and 

the like. Finer detail to identify individual tenancies and different building levels are to be used 

to add richness to the architectural design.  

3. The design and layout of any building adjoining landscaped spaces or pathways shall ensure 

there is natural surveillance of the pathway to protect the security and amenity of users. Solid 

fences will not be permitted along the boundary of a pathway as they will restrict passive 

surveillance over the pathway. 

4. Sun shading is to be provided appropriate to orientation for glazed portions of facades.  

5. Development shall be designed to incorporate clearly defined ground floor street zone, podium 

and upper level elements. The podium element of any development is to be articulated as 

shown in Figure 28.  

 

 
 

Figure 28  
Street façade articulation (Source: THSC) 

6. On streets with a road reserve of less than 20m the width or a riparian corridor, the street / 

public domain frontage shall not exceed 40m. On streets with a road reservation of 20m or 

greater in width the street frontage shall not exceed 50m. 

7. Buildings that have the minimum street / public domain frontage shall not exceed 65m across 

the site. Where a building has a length greater than 30m it is to be separated into at least two 

parts by a significant recess or projection.   

8. Where a building has a length greater than 40m it shall have the appearance of two distinct 

building elements with individual architectural expression and features.  

9. The entry to the development is to be visually identifiable from the street frontage with clear 

sight lines into the lobby area. Separate entrances are required for commercial / retail and 

residential uses.  
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10. Street corners must be addressed by giving visual prominence to parts of the building façade, 

such as a change in building articulation, material or colour, roof expression or height.  Buildings 

on street corners are to address both street frontages. 

11. Vehicular entries are to be integrated into the development block and not occur in the 

vegetated setback zones or between development blocks.  

12. Services such as for fire protection, water and power distribution are not to intrude upon the 

pedestrian right of way, visually detract from the appearance of the development, and are to be 

screened from the street frontage with materials which are integrated with architectural 

expression of the development. 

13. Mail boxes are to be arranged to be perpendicular to the street frontage and potentially located 

within the front lobby area.  

14. All boundary fencing / walls fronting a street shall be setback a minimum of 2 metres, to permit 

landscaping, and shall include recesses and other architectural features.  

15. All fencing or walls shall be combined and integrated with site landscaping.  

16. Waste management shall comply with the waste management controls contained within Part B 

Section 5 – Residential Flat Buildings of DCP 2012.  

17. The design of buildings, in particular upper level balconies, shall be designed to maximise the 

privacy of surrounding properties, particularly sensitive interfaces.   

18. Residential built form closer to the rail corridor should maintain a low height and higher built 

form in other areas should be oriented in a way that mitigates the noise and visual impact of 

both the Metro and Old Windsor Road.  

19. Any buildings fronting the rail corridor should include double glazed windows and be of an 

appropriate acoustic rating.  

20. Windows fronting the rail corridor should also be non-operable or an awning type to limit any 

potential adverse impacts on the rail network.  

21. Provide lower heights towards the riparian corridor to allow for view sharing to Elizabeth 

Macarthur Creek and the nominated open spaces from buildings and apartments further away 

and to provide a comparable scale to adjacent existing lower density areas.  
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Figure 29:  
Artist's Impression of Quality Building Design (Source: Collins and Turner) 

Apartment Mix  

22. No more than 25% of the total number of dwellings (to the nearest whole number of dwellings) 

contained in the development are to be studio or 1 bedroom dwellings, or both. 

23. At least 20% of the total number of dwellings (to the nearest whole number of dwellings) 

contained in the development are to be 3 or more bedroom dwellings.  

Podium Design 

24. Podium heights shall frame adjacent park land and on-site open space.  

25. Podium facades shall avoid blank, featureless walls by patterning high quality architectural 

elements such as window bays, canopies and fenestration. 

Tower Form and Design 

26. The tower floor plate (floors above the 8th storey) is limited to 750m² gross floor area per 

storey. 

27. Tower forms are to provide a unique profile when compared to nearby existing and proposed 

towers of similar height. 

28. Tower form is to be coordinated to offset with adjacent towers to ensure: 

- Prominent tower views to natural features are not obstructed; and  

- Views of the sky and access to sunlight from the public realm and private open space areas 

are maximised. 

29. Tower form is to be orientated to: 

- Reduce the perceived mass of the building; and 

- Provide privacy for both communal and private open space areas. 

30. Tower facades are to be: 

- Articulated to manage passive solar gain in summer;  

- Well-glazed with functional windows where possible to reduce reliance on artificial cooling; 
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- Designed with high-quality sustainable materials and finishes that promote building 

longevity; and 

- Varied in design and articulation to promote visual interest. 

Roof Design and Features 

31. Where building height creates an identifiable protrusion in the skyline the following are 

provided: 

- A signature cap strengthening the building’s identity as a landmark; and 

- Decorative lighting that highlights key architectural features. 

32. Roof features shall be designed to generate an interesting skyline and enhance views from 

adjoining developments and surrounding areas. 

 

Floor to ceiling heights and floor to floor heights 

33. Buildings with a commercial or retail use are to have a minimum floor to floor height of: 

- 4.5m on the first basement floor to enable conversion to retail uses; 

- 4.5m on the ground floor; and 

- 3.6m on the first commercial floor and any commercial floor above. 

34. The minimum floor to floor height of an above ground parking level must be 4.5m on the 

ground floor and 3.6m on any parking level above to facilitate the conversion of above ground 

car parking to other uses. 

35. Habitable rooms in multi-unit residential development and mixed use development are to have 

a minimum floor to ceiling height of 2.7m. 

 

Note: A floor to ceiling height of 2.7m requires a minimum floor to floor height of 3.1m and a 

floor to ceiling height of 3.3m require a minimum floor to floor height of 3.6m. 

6.5 Streetscape and the Public Domain Interface   

Objectives 

a. Development contributes to the activity, safety, amenity and quality of streets and the public 

domain. 

b. Development addresses the street and creates a human scale for pedestrians.  

c. Development frames and addresses public spaces with appropriately scaled built form achieving 

excellence in architectural, landscape and urban design.  

Controls  

1. Buildings shall address any shared open space and adjacent public areas to increase the natural 

surveillance of these areas and contribute to their safety and security. 

2. Residential developments are to address the primary street frontage. Where a development 

comprises a number of buildings with a variety of orientations, a major part of the overall 

development is to face the street. 

3. Building design shall avoid creating opportunities for personal concealment. 
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4. The siting and design of dwellings should take advantage of any views to open space, public 

reserves and bushland to promote natural surveillance and to enhance the visual amenity of 

residents.  

5. Blank courtyard walls along boundaries shared with open space or reserves should be avoided 

and opportunities to create and orient dwellings to permit direct views from living areas into the 

open space/reserve should be pursued in design. Any blank wall or portion of blank wall is to be 

treated with an anti-graffiti paint application and / or vegetation treatment.  

6. Building entries should be readily apparent from the street and clearly visible from inside the 

dwelling to improve casual surveillance.  

7. Lighting is to be provided for safety at night for all public and semi-public entry ways.  

8. The design and layout of any building adjoining landscaped spaces or pathways shall ensure 

there is natural surveillance of the pathway to protect the security and amenity of users. Solid 

fences will not be permitted along the boundary of a pathway as they will restrict passive 

surveillance over the pathway.  

6.6 Development Adjoining the Elizabeth Macarthur Creek Riparian 
Corridor 

 

The Riparian Corridor will provide a focus for passive and active recreation. The Riparian Corridor will 

provide a direct pedestrian link to and from the Bella Vista and Kellyville Station Precincts linking 

residents from the southern periphery to the northern boundary adjacent the Precincts in the form 

of a shared pedestrian cycleway. The Riparian Corridor will be fronted by residential land uses and 

built form which will define the edge, provide passive surveillance and encourage an activated cross 

link during the day and night.  

Objectives 

a. To enhance, reinstate and manage a unique environmental setting which can enable a 

continuous pedestrian link within the Bella Vista and Kellyville Precincts.  

b. To encourage built form elements and uses that will enable a vibrant interface with the riparian 

corridor and shared pedestrian cycleway.  

c. Future development uses and built form will provide an appropriately scaled and attractive 

interface with the riparian corridor.  

d. The public domain shall provide an attractive setting and desirable location for new 

development. 

Controls – Residential Land Uses 

1. All development shall have a secondary frontage to the riparian corridor (noting that it will not 

front a road) to activate the residential frontage and encourage direct pedestrian accessibility 

to the riparian corridor. All ground floor apartments must have an address to, and be accessible 

directly from the riparian corridor. 

2. Entry ways to and from retail, commercial and residential land uses must be clearly visible and 

provide direct sight lines to the riparian corridor.  

3. A tiered open landscape treatment to the riparian corridor is encouraged.  
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4. Ground floor residential apartments are to be elevated from the ground level by a minimum of 

300mm and a maximum of 600mm subject to flood control levels. 

5. A minimum 7.5m built form setback shall be provided to the riparian corridor (Note: the 

riparian corridor is 20m from the ‘top of bank’). The first 5m of all setback areas adjoining and 

perpendicular to the riparian corridor are to comprise soft landscaping. Remaining setback 

areas are to comprise permeable landscaping treatments or soft landscaping.  

6. Any paths from residential development to the riparian corridor are to comprise permeable 

paving.  

7. Underground car parking is not permitted within 7.5m of the riparian corridor boundary. 

8. A podium height of 4 storeys shall be provided. 

9. Levels above the 4th storey shall be setback 5m behind the building line addressing the riparian 

corridor.   

10. Developments with residential ground floor uses are to adopt a two storey terrace house 

appearance to present a fine grain articulation to the riparian corridor frontage. The 3rd and 4th 

storeys for these developments are to be setback 2m behind the building line.  

11. Blank retaining walls or landscape treatments greater than 600mm in height addressing the 

riparian corridor are not permissible. 

12. Ground floor residential fences are to be no more than 1.2m in height with a minimum 60% 

transparency. Contemporary palisade fence designs in a dark recessive colour with a gate are 

encouraged.  

 
Figure 30: 

Riparian Corridor Interface Section  

(Source: THSC) 
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6.7 Residential Uses on Ground and First Floors  
Objectives 

a. To provide residential activation to streets.  

b. To provide for residential identity and legibility.  

c. Encourage the provision of housing for a diversity of dwelling types and users.  

d. To introduce a fine grain built form and architectural diversity within a street block and/or 

building development.  

e. To provide for future flexibility in use.  

 

Controls 

1. Higher density development with residential ground and lower floor uses is to adopt a two 

storey terrace house appearance to present a fine grain articulation to the street frontage. 

2. Residential ground floor units are to have individual gates and entrances accessed directly from 

the street. 

3. Ground floor residential apartments are to be elevated from the street level by a minimum of 

300mm and a maximum of 600mm. 

4. Ground floor residential fences are to be no more than 1.2m in height with a minimum 50% 

transparency. Contemporary palisade fence designs in a dark recessive colour are encouraged. 

5. Soft landscaping to the front of the terrace is to be a minimum of 40% of the setback area, 

contiguous, and a minimum of 2m in any direction. 

6. Small trees suitable for the landscaped area provided are encouraged. 

7. Underground car parking is not to intrude into the primary setback by more than 500mm. 

 

  

Figure 31:  
Terrace style housing with access to street  

(Source: THSC) 

Figure 32:  
Entry detail  

(Source: THSC) 
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6.8 Solar Access and Overshadowing 

Objectives 
a. To provide adequate solar access to surrounding residential properties.  

b. To ensure that overshadowing does not result in significant loss of sunlight and diminish the 

enjoyment of public and private open spaces.  

c. To protect, and where possible increase the level of sunlight to public spaces during the 

times of the year when the public space is most commonly used. 

Controls 

1. Development is to ensure that at least 50% of the Landscaped Area of surrounding 

residential properties receives a minimum of 4 hours of sunlight between the hours of 9am 

and 3pm on 21 June.  

2. Development is to ensure that nearby public open spaces (including local parks and plazas) 

do not experience unacceptable levels of overshadowing.  

 

6.9 Adaptable housing 

Objectives 

a. To ensure a sufficient proportion of dwellings include accessible layouts and features to 

accommodate changing requirements of residents.  

b. To encourage flexibility in design to allow people to adapt their home as their needs change due 

to age or disability.  

Controls 

1. Residential flat buildings are to meet the requirements for adaptable housing within Part B 

Section 5 Residential Flat Buildings of The Hills DCP 2012. 

2. All types of residential accommodation are to consider flexibility in the design to allow adaption 

to meet the changing needs of residents due to ageing or disability. 

6.10 Noise  

Objectives 

a. To ensure the amenity of future residents and workers by appropriately responding to noise 

impacts.  

Controls 

1. Site planning, building orientation and interior layout is to lessen noise intrusion as far as 

possible.  

2. Attenuation of noise at the source is preferred. Applicants are to indicate measures undertaken 

to mitigate the impact of noise upon adjacent residents and/or workers. 

3. It is preferable that noise attenuation measures will last for a minimum of 10 years or the life of 

the development proposal, before being upgraded to meet current standards as required. 
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4. A Noise Impact Assessment prepared by a suitably qualified consultant may be required when 

submitting a development application for a new development or the renovation of an existing 

development.  

5. The provisions of State Environmental Planning Policy (Transport and Infrastructure) 2021 

(formerly State Environmental Planning Policy (Infrastructure) 2007) and Development near Rail 

Corridors and Busy Roads Interim Guideline must be taken into consideration to minimise impacts 

of busy roads and railway corridors on residential and other sensitive development.  

6. Development applications are to demonstrate how buildings comply with the noise criteria 

specified in Table 6.  

 
Table 6 Noise Criteria 

Internal Space Recommended Noise Criteria Maximum Noise Criteria 

Living areas 

Working areas 
40 dBA 45 dBA 

Sleeping areas 35 dBA 40 dBA 

7. The provisions of State Environmental Planning Policy (Transport and Infrastructure) 2021 

(formerly State Environmental Planning Policy (Infrastructure) 2007) and Development near Rail 

Corridors and Busy Roads Interim Guideline must be taken into consideration to minimise 

impacts of busy roads and railway corridors on residential and other sensitive development. 

 

6.11 Wind  

Objectives 

a. To allow for cooling summer breezes to move through the Precinct. 

b. To ensure the built form does not provide adverse wind conditions which will impact upon the 

amenity of pedestrian comfort in streets and public and private open spaces. 

Controls 

1. Built form is to demonstrate that the passage of cooling summer breezes will not be impacted. 

2. Buildings 8 or more storeys in height (or over 25 metres) require wind tunnel testing, 

irrespective of whether they are built to the street frontage or not, which demonstrates the 

following: 

a. In open areas to which people have access, the annual maximum gust speed should 

not exceed 23 metres per second; 

b. 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; 

c. 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 
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open space and private open space), the annual maximum gust speed should not 

exceed 13 metres per second;  

d. In areas for stationary long-exposure activity, such as outdoor dining, the annual 

maximum gust speed should not exceed 10 metres per second; and 

e. The report is to be prepared by a suitably qualified engineer. 

6.12 Parking Rates and Access 
Objectives 

a. To provide sufficient parking spaces for development while encouraging public transport use. 

b. To ensure that car parking is appropriately located and visual impacts of access and parking 

facilities on the public realm are minimised. 

c. To ensure vehicles enter and exit developments in a safe and efficient manner.  

d. Pedestrian and cycle access to, from and through development is simple, safe and direct.  

e. To ensure that bicycle parking is considered and provided appropriately in all development. 

f. To encourage and provide on-site car share parking spaces.  

g. To reduce traffic congestion and encourage transit oriented developments within close 

proximity to transport hubs.  

 

Controls 

Car Parking 

1. Car parking spaces are to be provided at the rates specified in the parking rates table below 

(Table 7). For any use not specified, the car parking rates in The Hills Development Control Plan 

2012 (Part C Section 1 – Parking) shall apply. 

 
Table 7 Car Parking Rates 

Land Use Rate 

Residential flat buildings and 

dwellings in shop top housing 

and mixed use developments 

Min. 1 resident space per unit. 

Min. 1 visitor space per 5 units. 

All other uses 
To comply with the rates in The Hills DCP 2012 Part C Section 1 – 

Parking. 

2. Car parking shall not be located on the roof of buildings. 

 

Vehicular Access 

3. The location and means of access to customer car parking within a building is to be clearly 

visible. 

4. Adequate vehicular entry and exit and circulation areas are to be provided. The design must: 
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- Provide  safe environment for  both pedestrians and vehicles using the site and 

surrounding road networks; 

- Ensure vehicular ingress and egress to the site is in a forward direction at all times;  

- Provide for service vehicles where possible; and 

- Be designed to minimise the visual impact of hard paved areas. 

- Parking shall be provided underground or at the rear of buildings. 

5. Loading areas and vehicular access points for development are to be screened from public 

roads and public access points.  

 

Residential Flat Buildings and Shop Top Housing 

6. Parking is to be underground and within the footprint of the building above. 

7. Basement parking is not to be provided forward of the building line.  

8. Where above ground parking cannot be avoided due to site conditions, it must be well 

integrated into the overall façade design and create a good relationship to the public domain. 

9. Garages and parking structures are not to project forward of the building line and are to be 

screened from the public domain by active uses.  

10. Any parking located within the front setback area must be suitably landscaped and contribute 

positively to the streetscape. 

11. Where basement car parking is provided, waste collection shall occur within the basement car 

park.  

12. Outdoor parking areas are to be provided with a two metre wide landscaping strip as follows: 

- Between rows served by different aisles; and  

- Between spaces at a rate of one in every ten car parking spaces.  

 

Car Share 

13. Car share spaces are encouraged within residential flat buildings and shop top housing 

developments. Car share spaces are to be for the exclusive use of car share scheme vehicles, and 

included in the number of car parking spaces permitted on a site. The car share parking spaces 

are to be: 

- Exclusive of visitor car parking; 

- Retained as common property by the Owners Corporation of the site, and not sold or 

leased to an individual owner/occupier at any time; 

- Made available for use by operators of car share schemes without a fee or charge; 

- Grouped together in the most convenient locations relative to car parking entrances and 

pedestrian lifts or access points; 

- Located in well-lit paces that allow for casual surveillance; 

- Signposted for use only by car share vehicles; and 

- Made known to building occupants and car share members through appropriate signage 

which indicates the availability of the scheme and promotes its use as an alternative mode 

of transport. 

14. Development applications are to demonstrate how the car share parking space(s) is to be 

accessed, including where access is through a security gate. A covenant is to be registered with 

the strata plan advising of any car share parking space. The covenant is to include provisions 
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that the car share parking space(s) cannot be revoked or modified without prior approval of 

Council. 

 

Bicycle Parking 

15. Secure, conveniently located bike parking facilities are to be provided at the rates specified in 

Table 8 below. 

 
Table 8 Bicycle Parking Rates 

Land Use Rate (minimum) 

Residential Flat Buildings 
1 resident space per 3 apartments. 

1 visitor space per 12 apartments. 

Commercial Use 1 space per 600m2 GFA for staff. 

Retail Use 1 space per 450m2 for staff.  
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