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ITEM-5 POST EXHIBITION - PLANNING PROPOSAL, 11-13 
SOLENT CIRCUIT, BAULKHAM HILLS (17/2013/PLP) 

 

THEME: Balanced Urban Growth  

OUTCOME: 7 Responsible planning facilitates a desirable living 
environment and meets growth targets.  

STRATEGY: 
7.2 Manage new and existing development with a robust 
framework of policies, plans and processes that is in 
accordance with community needs and expectations.  

GROUP: STRATEGIC PLANNING 

AUTHOR: 
SENIOR TOWN PLANNER 

KATE CLINTON 

RESPONSIBLE OFFICER: 
MANAGER FORWARD PLANNING 

STEWART SEALE 

 
EXECUTIVE SUMMARY 
It is recommended that the planning proposal for 11-13 Solent Circuit, Baulkham Hills 
and amendments to Development Control Plan 2012 be adopted with post-exhibition 
amendments and proceed to finalisation.  The planning proposal will increase the 
maximum permitted building height and floor space ratio, permit local centre uses on 
land zoned SP2 Infrastructure and require a minimum of 6,000m2 commercial floor 
space.   The issues raised in submissions are addressed by the planning proposal and do 
not warrant amendments. 
 
It is further recommended that Council proceed with a Voluntary Planning Agreement to 
secure a financial contribution to local infrastructure in the locality in response to the 
demand generated by future residents of this development. 

 
Figure 1 

Site and Surrounding Development 
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APPLICANT 
Capital Corporation Pty Ltd  
 
OWNERS 
Hillsong Church Limited 
 
POLITICAL DONATIONS 
Nil disclosures 
 
REPORT 
The purpose of this report is to consider the outcomes of the planning proposal 
exhibition, associated draft amendments to the Development Control Plan and the 
demand for open space and infrastructure generated by a future development on the 
site. 
 
1. SUMMARY OF PLANNING PROPOSAL AND DEVELOPMENT CONTROL PLAN 
The planning proposal would see the eventual demolition of the Sydney Ice Arena and 
construction of a mixed use development comprising 240 dwellings and approximately 
6,000m2 of commercial floor space.  The main elements of the proposal are: 
 
• Increase maximum permitted building height from RL 116 metres (approximately 11 

storeys) to RL 143.20 metres (20 storeys); 
• Increase the maximum permitted floor space ratio from 1.49:1 to 2.42:1; and 
• Allow uses that are permissible within the B2 Local Centre zone, that is, commercial 

premises, residential flat buildings, building identification signs and business 
identification signs, on that part of the site that is zoned SP2 (Drainage) (Refer 
Attachment 1). 

 
Development on the site will be assessed with regard to the Business Section of Council’s 
Development Control Plan and other relevant sections including Residential Flat 
Buildings.  Whilst the planning proposal would facilitate the redevelopment of the site 
with a building of a certain height and floor space ratio, it is necessary to communicate 
the desired future built form through a Development Control Plan.  Draft amendments to 
the Development Control Plan specific to the site were prepared and exhibited with the 
Planning Proposal. 
 
2. POST EXHIBITION AMENDMENTS 
A minor post-exhibition amendment to the Additional Permitted Uses Map is required to 
apply the additional uses only to the land that is zoned SP2 Infrastructure (Drainage).  It 
is also proposed to include a new local clause requiring a minimum of 6,000m2 of 
commercial floor space to ensure the site continues to provide employment generating 
activities. 
 
Post-exhibition amendments to the Development Control Plan are proposed in order to 
provide additional clarity, improve the development outcome and address concerns 
raised in relation to privacy, bulk and scale.  The relevant pages of the Development 
Control Plan, as amended, are provided in Attachment 2. Post exhibition amendments 
are shown highlighted in blue. 
 
3. EXHIBITION & SUBMISSIONS 
The planning proposal and draft Development Control Plan were exhibited between 
Tuesday, 1 April 2014 and Friday, 2 May 2014. 
 
Council received 63 individual submissions from the general public.  Key issues raised 
included the following: 
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a) Loss of Recreational Facility 
Concerns were raised regarding the loss of the ice arena (recreational facility) and the 
impacts on ice sports, families, youth activities and community health.  A number of 
submissions request the relocation or retention of the ice arena. 
 
Comment: Whilst Council is committed to providing for the recreational needs of Hills 
residents, the Sydney Ice Arena is a privately owned recreational facility.  The use of the 
site is a commercial matter for the property owner within the bounds of the applicable 
planning framework.  Council cannot require the ice arena to be retained, nor is it 
feasible for Council to facilitate its relocation. 
 
b) Building height and character 
Concerns were raised in relation to building height, over-development and bulk and 
scale. 
 
Comment: The proposal will develop the site beyond the scope originally envisaged for 
Norwest as a Business Park, which set the existing building heights and retail limits.  The 
site is within walking distance (400m) of the station and is positioned at a topographical 
low point that could accommodate approximately 11 storeys, under the current controls. 
 
The State Government’s North West Rail Link Structure Plan outlines a vision for future 
development around the Norwest Station of up to 30 storeys.  As any development 
would be separated from adjacent residential development by building setbacks and the 
width of Solent Circuit, the site is considered suitable to accommodate a 20 storey 
development.  In addition the concept design proposed a built form of slender tower 
elements atop a podium, which will reduce the bulk of the development, when viewed 
from the surrounding area. 
 
c) Proposed Land Use 
Requests were received to limit the development to commercial or residential only, and 
to restrict commercial uses to offices in order to minimise impacts on existing retail. 
 
Comment: The B2 Local Centre zone is intended to accommodate a variety of uses that 
contribute to the life and vibrancy of any town centre.  The proposed residential/ 
commercial mix is considered appropriate in close proximity to the future railway station 
and an existing retail centre.  The intention is not to duplicate uses located in the 
adjoining shopping centre which would maintain its retail focus.  Restaurants on the 
ground floor of the site would further enliven the waterfront and serve the commercial 
and growing residential population. 
 
d) Amenity – Privacy and overshadowing 
Concerns were raised relating to the loss of privacy for nearby developments and 
possible overshadowing resulting from the additional building height. 
 
Comment: Due to the orientation and location of the site, shadow generated by future 
development will predominantly fall on the adjoining Hillsong car park and Norwest 
Marketown.  In terms of privacy concerns it is noted that a building of up to 11 storeys 
could potentially be located on the site under the existing planning controls.  Privacy 
concerns are addressed through proposed Development Control Plan controls that 
address setbacks, primary view orientation and screening.  An increase in allowable 
building height enables future development to have larger setbacks to reduce privacy 
impacts. 
 
e) Request for inclusion in planning proposal 
An adjoining site requests that the same height and floor space ratio controls apply to 
their land. 
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Comment: The planning proposal is a result of detailed investigations into the site and 
its strategic context.  A separate planning proposal would be required in order for 
Council to consider a change in the planning framework for an adjoining site. 
 
f) Traffic congestion and Parking 
Concern is raised regarding possible adverse impacts of additional commercial and 
residential floor space on the already congested road network and parking in the area. 
 
Comment:  
The future development is likely to generate 235 and 225 vehicle trips in the morning 
and afternoon peak periods.  The traffic report advises that levels of service range from 
‘A’ to ‘C’ in the AM peak period, and between ‘A’ to ‘F’ in the PM peak, with ‘F’ being at 
Norwest Boulevarde/Solent Circuit East. 
 
Council and the Roads and Maritime Services have been reviewing the traffic master plan 
for Norwest and developing a funding strategy that will upgrade Norwest Boulevarde 
together with several key intersections, including the intersections of Solent Circuit with 
Norwest Boulevarde.  Works include the replacement of three (3) existing roundabouts 
with traffic signals.  These works are required to incorporate bus priority and improved 
pedestrian access so that public transport becomes an integral part of the transport 
solution.  Through a Voluntary Planning Agreement the site will be making a significant 
contribution to traffic signals at one of these intersections. 

The RMS is also investigating changes to the traffic signal phasing along Old Windsor Rd 
at both the Norwest Boulevarde and Celebration Drive intersections to ease traffic flow 
out of the business park in the afternoon peak.  In addition, Council has designed a six 
(6) lane upgrade for the full length of Norwest Boulevarde which will assist in managing 
traffic flows into the future.  The impact of the planning proposal on traffic in the area is 
considered reasonable within the context of planned traffic improvements. 

g) Transport for NSW / Roads and Maritime Services comments  
Council received a joint submission from Transport for NSW and the Roads and Maritime 
Services raising concerns regarding the proposed land use mix and suggesting a 
minimum of commercial floor space should be provided.  The site’s parking provision was 
considered too generous and inconsistent with principles of transit oriented development 
and section 117 Direction 3.4 Integrating Land Use and Transport.  Issues were also 
raised with respect to the proposed traffic signals including the ability of signals to 
accommodate additional traffic and funding arrangements to pay for the signals. 
 
Comment: The site is located in the B2 Local Centre zone which permits both 
commercial and residential uses.  While it is appropriate that residential uses are located 
in the heart of Norwest (close to retail, services and the train station), retention of 
employment generating activities is paramount and a requirement for a minimum 
commercial component of 6,000m² should be incorporated into the LEP 2012 (refer 
proposed local clause Attachment 1). 
 
The principles of ‘Improving Transport Choice – Guidelines for Planning and 
Development’ (referred to in s117 Direction 3.4) include reduction in parking 
requirements in centres with good public transport.  Proposed parking provision is 
consistent with Council’s parking rates and is based on the proposed floor space.  
Norwest suffers from major traffic congestion as a result of a lack of public transport 
options and insufficient arterial (State) road infrastructure.  The rail will provide 
transport options, but as the project is not due for completion for several years, bus 
priority options must be implemented now if Council is to consider any reduction in 
parking rates.  Furthermore, Norwest is not yet subject to targeted master planning 
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(urban activation), and it is therefore not appropriate to consider the reduction of car 
parking rates prior to conducting intensive planning for the area.  However, the concept 
design submitted with the Planning Proposal indicated parking levels capable of refitting 
for other uses (commercial, residential, etc) should parking rates be reassessed based 
on the future operation of the rail.  Therefore the planning proposal is consistent with 
the s117 Direction 3.4 and associated guidelines. 
 
Traffic signals are proposed at both ends of Solent Circuit and will be partially funded by 
the subject site as part of a Voluntary Planning Agreement, surrounding developments 
and Contributions Plan 12 – Balmoral Road Release Area.  The signals are part of an 
overall master plan for traffic management in Norwest. 
 
4. INFRASTRUCTURE CONTRIBUTIONS 
There is currently no Section 94 or Section 94A Contributions Plan applicable to the site 
and as such future development would not be required to pay local infrastructure 
contributions at the development application stage.  Notwithstanding this, on the basis 
that the proposal will significantly increase the residential density of the site to 
accommodate up to 480 new residents, the applicant has offered to enter into a 
Voluntary Planning Agreement to make an appropriate monetary contribution towards 
local infrastructure required to support the development. 
 
The applicant has offered to pay monetary contributions to Council with a total value of 
$3.13 million.  This amount is comparable to the value of contributions which would be 
payable on adjoining land within Contributions Plan 8 – Kellyville/Rouse Hill and is 
comprised of the following: 
 

Infrastructure Category Value of Contribution 

Open Space – Land  $1.65 million 

Open Space – Embellishment  $492,158 

Community Facilities – Land  $79,161 

Community Facilities – Embellishment  $324,300 

Transport – Capital  $581,121 

TOTAL $3.13 million 
 
With respect to the above amounts, it is considered reasonable that the open space 
contribution be allocated towards the provision of active open space, given the future 
development will include substantial facilities on-site for residents (tennis court, pool, 
gymnasium, play area, club room etc).  It is also recommended that the Transport 
Contribution ($581,121) be allocated towards the provision of traffic signals at the 
western intersection of Solent Circuit and Norwest Boulevarde (Contributions Plan 12 – 
Balmoral Road Release Area only funds 75% of the cost of these signals and the 
applicant’s contribution will fund an additional 17%, being a portion of the current 25% 
shortfall). 
 
It is recommended that the Voluntary Planning Agreement be placed on public exhibition 
and the planning proposal held in abeyance until the execution of the Agreement in 
order to secure the monetary contribution towards local infrastructure from the 
applicant. 
 
IMPACTS 
Financial 
The applicant has offered to enter into a Voluntary Planning Agreement with Council to 
contribute a total of $3.13 million towards local infrastructure. 
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The Hills Future - Community Strategic Plan 
The planning proposal seeks to promote better usage of existing land and capitalise on 
the strategic location of the site. 
 
RECOMMENDATION 
 
1. A Draft Voluntary Planning Agreement be prepared for contributions to active open 

space land acquisition and embellishment, community facilities land acquisition and 
embellishment and traffic signals as detailed in this report. 

 
2. The Draft Voluntary Planning Agreement be subject to a legal review at the cost of 

the applicant. 
 
3. The Draft Voluntary Planning Agreement be publicly exhibited for a period of 28 days 

in accordance with the EP&A Act 1979. 
4. Following the adoption of the Draft Voluntary Planning Agreement, the planning 

proposal be progressed to finalisation to amend Local Environmental Plan 2012 in the 
following manner: 

a. Increase maximum permitted building height from RL 116 metres to RL 
143.20 metres; 

b. Increase the maximum permitted floor space ratio from 1.49:1 to 2.42:1; 
c. Provide for commercial premises, residential flat buildings, building 

identification signs and business identifications signs, as additional permitted 
uses on that part of the site that is zoned SP2 Infrastructure (Drainage); and 

d. Add a local clause to specify a minimum of 6,000m2 of commercial floor space 
to be provided as part of any redevelopment of the land. 

 
5. Amendments to The Hills Development Control Plan 2012 Part B Section 6 – 

Business, including post-exhibition amendments, be adopted and come into force 
following the notification of the planning proposal. 

 
ATTACHMENTS 
1. Existing and Proposed Local Environmental Plan Maps and draft clauses (3 pages) 
2. Draft Development Control Plan 2012 Part B Section 6 – Business (post exhibition 

amendments) (2 pages) 
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This is Page 15 of the Minutes of the Ordinary Meeting of The Hills Shire Council 

held on 9 December 2014  

 

Design Guidelines are to be resubmitted for endorsement in accordance with 

Condition 5 of Development Application 354/2013/HB.  

 

 

 

Being a Planning Matter, the Mayor called for a Division to record the votes on this 

matter. 

 

VOTING FOR THE MOTION 

Clr Dr M R Byrne 

Clr P J Gangemi 

Clr R K Harty OAM 

Clr A N Haselden 

Clr Y D Keane 

Clr R A Preston 

Clr M G Thomas  

Clr R M Tracey 

 

VOTING AGAINST THE MOTION 

None 

 

ABSENT FROM THE ROOM 

Clr A C Jefferies 

Clr M O Taylor 

 

Councillor Keane, having previously declared a conflict of interest, left the meeting at 

7.20pm and took no part in the debate or voting on the following matter – Item 5. 

 

7.52pm Mayor Councillor Jefferies arrived at the meeting during Item 5 and resumed the 

Chair. 

ITEM-5 POST EXHIBITION - PLANNING PROPOSAL, 11-13 

SOLENT CIRCUIT, BAULKHAM HILLS (17/2013/PLP)   
 

Proceedings In Brief 

Harold O’Brien, Objector, addressed Council regarding this matter. 

 

A MOTION WAS MOVED BY COUNCILLOR HARTY OAM AND SECONDED BY COUNCILLOR 

TRACEY THAT the Recommendation contained in the report be adopted. 

 

THE MOTION WAS PUT AND CARRIED. 

753 RESOLUTION 

1. A Draft Voluntary Planning Agreement be prepared for contributions to active 

open space land acquisition and embellishment, community facilities land 

acquisition and embellishment and traffic signals as detailed in this report. 

 

2. The Draft Voluntary Planning Agreement be subject to a legal review at the cost 

of the applicant. 

 

3. The Draft Voluntary Planning Agreement be publicly exhibited for a period of 28 

days in accordance with the EP&A Act 1979. 

 



 

MINUTES of the duly convened Ordinary Meeting of The Hills Shire Council held 

in the Council Chambers on 9 December 2014 
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4. Following the adoption of the Draft Voluntary Planning Agreement, the planning 

proposal be progressed to finalisation to amend Local Environmental Plan 2012 in 

the following manner: 

 

a. Increase maximum permitted building height from RL 116 metres to RL 

143.20 metres; 

 

b. Increase the maximum permitted floor space ratio from 1.49:1 to 2.42:1; 

 

c. Provide for commercial premises, residential flat buildings, building 

identification signs and business identifications signs, as additional 

permitted uses on that part of the site that is zoned SP2 Infrastructure 

(Drainage); and 

 

d. Add a local clause to specify a minimum of 6,000m2 of commercial floor 

space to be provided as part of any redevelopment of the land. 

 

5. Amendments to The Hills Development Control Plan 2012 Part B Section 6 – 

Business, including post-exhibition amendments, be adopted and come into force 

following the notification of the planning proposal. 

 

Being a Planning Matter, the Mayor called for a Division to record the votes on this 

matter. 

 

VOTING FOR THE MOTION 

Clr A C Jefferies 

Clr Dr M R Byrne Adjunct Professor 

Clr R K Harty OAM 

Clr R A Preston 

Clr R M Tracey 

 

VOTING AGAINST THE MOTION 

Clr P J Gangemi 

Clr A N Haselden 

Clr M G Thomas  

 

ABSENT FROM THE ROOM 

Clr Y D Keane 

Clr M O Taylor 

 

ITEM-3 PLANNING PROPOSAL - BOX HILL PRECINCT 

EMPLOYMENT LANDS (6/2014/PLP)   
 

 

A MOTION WAS MOVED BY COUNCILLOR PRESTON AND SECONDED BY COUNCILLOR DR 

BYRNE ADJUNCT PROFESSOR THAT the Recommendation contained in the report be 

adopted. 

 

THE MOTION WAS PUT AND CARRIED UNANIMOUSLY. 

754 RESOLUTION 

1. A planning proposal be forwarded to the Department of Planning and 

Environment for a Gateway Determination to rezone land within Box Hill 
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