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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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Industrial Precinct from IN2 Light Industrial to part B6 Enterprise Corridor, part 

R3 Medium Density Residential, part R2 Low Density Residential and part RE1 

Public Recreation.  The planning proposal would also rezone existing land 

adjacent to the future Box Hill Town Centre from B6 Enterprise Corridor to R1 

General Residential and remove ‘shop top housing’ as a permitted land use within 

the B6 zone 

 

2. Draft amendments to the Box Hill and Box Hill Industrial Development Control 

Plan to facilitate the proposal be prepared in relation to road layouts, setbacks 

and site coverage.  Draft amendments to the Development Control Plan be placed 

on public exhibition concurrently with the planning proposal. 

 

3. Draft amendments to Contributions Plan 15 – Box Hill Precinct be prepared to 

reflect the future residential population and employment yield of the precinct 

resulting from the proposal, increase the planned provision of open space and 

include one (1) new roundabout within the proposed new residential area road 

network.  Draft amendments to the Contributions Plan be placed on public 

exhibition concurrently with 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 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 M O Taylor 

 

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

8.02pm and took no part in the debate or voting on the following matter – Item 4. 

 

ITEM-4 PLANNING PROPOSAL 2-4 BURBANK PLACE 

BAULKHAM HILLS (8/2015/PLP)   
 

 

A MOTION WAS MOVED BY COUNCILLOR HASELDEN AND SECONDED BY COUNCILLOR 

HARTY OAM THAT the Recommendation contained in the report be adopted. 

 

THE MOTION WAS PUT AND CARRIED. 
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ITEM-3 PLANNING PROPOSAL - BOX HILL PRECINCT 
EMPLOYMENT LANDS (6/2014/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: 
FORWARD PLANNING COORDINATOR 

ANNE BANYAI 

RESPONSIBLE OFFICER: 
MANAGER FORWARD PLANNING 

STEWART SEALE 

 
EXECUTIVE SUMMARY 
The planning proposal seeks to rezone approximately 50 hectares of land within the Box 
Hill Industrial Precinct from IN2 Light Industrial to part B6 Enterprise Corridor, part R3 
Medium Density Residential, part R2 Low Density Residential and part RE1 Public 
Recreation.  It is also proposed to rezone existing land adjacent to the future Box Hill 
Town Centre from B6 Enterprise Corridor to R1 General Residential and remove ‘shop top 
housing’ as a permitted land use within the B6 zone. 
 
The proposal primarily seeks to amend the planning framework for the Box Hill Industrial 
Precinct to facilitate greater job diversity and employment opportunities to meet the 
needs of future residents.  This would be facilitated by the application of the B6 
Enterprise Corridor zone, a minimum lot size of 4,000m2 and a maximum floor space 
ratio of 1:1 to a reduced employment precinct of approximately 24 hectares focused on 
the Annangrove Road corridor. 
 
The report recommends that a planning proposal to rezone various employment lands 
within the Box Hill Release Area to higher order employment, residential and public 
recreation uses be forwarded to the Department of Planning and Environment for 
Gateway Determination.  The planning proposal would amend State Environmental 
Planning Policy (Sydney Region Growth Centres) 2006 (‘Growth Centres SEPP’), not 
Local Environmental Plan 2012. 
 
APPLICANT 
Council Initiated 
 
STATE ENVIRONMENTAL PLANNING POLICY (SYDNEY REGION GROWTH 
CENTRES) 2006 AMENDMENT (THE HILLS GROWTH CENTRES PRECINCTS) 
Zones: IN2 Light Industrial R2 Low Density Residential 
Minimum Lot Size: 8,000m2 - 
Maximum Height: 18m 8.5m 
Maximum Floor Space Ratio: 0.7:1 - 
Minimum Residential Density  15 dwg per hectare 
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BACKGROUND 
Box Hill and Box Hill Industrial Precincts were rezoned for urban development on 5 April 
2013 under the State Environmental Planning Policy (Sydney Region Growth Centres) 
2006 Amendment (The Hills Growth Centres Precincts).  The final precinct plan (Figure 
1) zoned 133ha of Employment lands including approximately 53ha of Light Industrial 
Land along Annangrove Road, extending to Box Road to the west and Edwards Road to 
the North. 
 
During the precinct planning process Council raised concern regarding the excessive 
amount of industrial land proposed given existing local and regional supply, limited 
demand and its appropriateness in meeting the employment needs of future residents. 
The Industrial Area is identified as Area 1 on Figure 1. 
 
Similarly, concerns were also raised with regard to the zoning of land to the west of Box 
Hill Town Centre to B6 Enterprise Corridor given the range of permitted land uses would 
be incompatible with its function in providing an interface between the town centre and 
higher density residential uses.  The B6 Enterprise Corridor zoned land is identified as 
Area 2 on Figure 1. 
 

 
Figure 1 

Box Hill and Box Hill Industrial Precinct – Indicative Layout Plan  
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Notwithstanding the concerns raised by Council, the SEPP was gazetted with the Department 
suggesting a proposal to amend the SEPP could be prepared to address the specific issues.  Since 
that time, further investigation and review of the scale and extent of industrial land within the 
precinct has been undertaken. 
 
REPORT 
The purpose of the report is to outline proposed amendments to the planning framework for the 
Box Hill and Box Hill Industrial Precincts. 
 
THE SITE 
The land which is the subject to the amendment is the existing Box Hill Industrial Precinct (Area 1) 
which is generally located along the south-eastern boundary of the Precinct adjoining Annangrove 
Road.  The proposed amendment also applies to land to the west of Box Hill town centre (Area 2) 
which is currently zoned B6 Enterprise Corridor. 
 
PLANNING PROPOSAL 
The planning proposal aims to amend State Environmental Planning Policy (Sydney Region Growth 
Centres) 2006 (SEPP) to facilitate greater job diversity and employment opportunities to meet the 
needs of future residents. 
 
The Box Hill Industrial Area is currently zoned IN2 Light Industrial and has an area of 
approximately 53ha.  It is proposed that this land be rezoned to part B6 Enterprise Corridor 
(26.9ha), part RE1 Public Recreation (3.2ha), part R2 Low Density Residential (21.8ha) and part 
R3 Medium Density Residential (1.1ha).  Approximately 1.4ha of land currently zoned R2 Low 
Density Residential is proposed to be rezoned to R3 Medium Density Residential.  It is also 
proposed that the existing strip of land which is currently zoned B6 Enterprise Corridor, adjoining 
the Box Hill Town Centre, be rezoned to R1 General Residential.  Snapshots of the existing and 
proposed zoning including annotations to outline the proposed amendment are included below. 
 

 
Figure 2 

Existing Land Zoning Map – Area 1 – Box Hill Industrial 
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Figure 3 

Proposed Land Zoning Map – Area 1 – Box Hill Industrial 
 

 
Figure 4 

Existing Land Zoning Map – Area 2 – Box Hill Town Centre 
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Figure 5 

Proposed Land Zoning Map – Area 2 – Box Hill Town Centre 
 
A number of other additional amendments are also required to the development 
standard maps and written instrument of the SEPP to facilitate the proposed rezoning.  
These additional amendments are detailed below. 
 

• Amend the Floor Space Ratio Map to apply a floor space ratio of 1:1 to the land 
zoned B6 Enterprise Corridor; 

• Amend the Lot Size Map to apply a minimum lot size of 4,000m2 to the land 
zoned B6 Enterprise Corridor; 

• Amend the Height of Buildings Map to apply a 14 metre height limit to the land 
zoned R3 Medium Density Residential and an 8.5 metre height limit to the land 
zoned R2 Low Density Residential, consistent with the standards of adjoining R2 
and R3 zoned land; 

• Amend the Land Reservation Map to identify the land zoned RE1 Public 
Recreation.  This land will have a Local Open Space (RE1) Classification with 
Council identified as the relevant acquisition authority; 

• Amend the Residential Density Map to apply a residential density of 18 
dwellings/ha to the land zoned R3 Medium Density Residential, a residential 
density of 15 dwellings/ha to the land zoned R2 Low Density Residential (south of 
The Water Lane) and a residential density of 10 dwellings/ha to the land zoned 
R2 Low Density Residential (north of The Water Lane); 

• Amend the land use table within the SEPP to delete ‘Shop top housing’ as a 
permitted land use within the B6 Enterprise Corridor Zone and to insert the R1 
General Residential Zone.  The objectives and permissibility of land uses within 
the R1 zone is proposed to be consistent with Council’s Local Environmental Plan 
2012. 

 
STRATEGIC CONTEXT 
The planning proposal is consistent within the Sydney Metropolitan Strategy 2031 and 
the North West Sub-regional Plan as it will facilitate the viable redevelopment within the 
Box Hill Industrial Precinct by improving the flexibility of the employment land to cater 
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for a wider range of employment uses. The planning proposal will also facilitate 
increased dwelling yield to assist Council and the Region in achieving its dwelling targets.  
 
ISSUES 
 
1. Employment Land Supply and Demand 
A modern local economy and the delivery of jobs close to home are key components of 
Council’s strategic planning framework.  The success and viability of employment 
generating land uses are impacted by a number of local, regional and global trends.  An 
analysis of the jobs held by the resident population in The Hills Shire, based on 2011 
Census data, shows the three most popular occupations were: 
 

• Professionals (24,539 people or 28.1%); 
• Clerical and Administrative Workers (15,162 people or 17.4%); and  
• Managers (15,126 people or 17.3%). 

 
The above occupations accounted for 54,827 of people in total or 62.8% of the employed 
resident population.  As a comparison, the Greater Sydney Region employed 25.5% in 
Professionals, 16.2% in Clerical and Administrative Workers and 13.3% in Managers.  
The trend in occupations within The Hills Shire between 2006 and 2011 is included in the 
following graph. 
 

 
Figure 6 

Change in occupation of Employment – 2006 to 2011 (profile.id by .id) 
 
Within The Hills Shire there will be greater need to provide versatile employment lands 
that reflect the nature trends within the workforce.  Additional flexibility will provide 
wider opportunity for emerging industries and innovative local businesses as well as 
traditional urban support functions.  In this context it is important to ensure there is a 
supply of land that provides for flexible land uses and can facilitate an appropriate 
diversity of economic outcomes. 
 
Whilst the extent of the employment land will reduce as a result of the rezoning, the 
employment capacity of the Precinct will be maintained given there will be an increase in 
the maximum floor space ratio potential and higher job densities associated with the 
increased commercial and business land uses available under the B6 Enterprise Corridor 
Zone (reduced from 80m2 per employee to 50m2 per employee).  In recognition of the 
flexibility of the B6 Enterprise Corridor zone, the projected job creation within the 
employment area is expected to be similar to the current job growth. 
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It is considered that there is significant supply within the North West Growth Centre and 
West Central Subregion to cater the future regional demand for more traditional 
industrial land.  Notwithstanding this, light industrial uses will continue to be permitted 
through the B6 Enterprise Corridor zone.  The planning proposal will make the 
employment area more flexible by permitting a wider range of employment uses.  The 
Department of Planning and Environment has noted within its Employment Lands 
Development Program Update Report 2014 that there has recently been a strong 
tendency for the rezoning of industrial land to business zones as a measure to make 
these areas more versatile for future employment uses. 
 
2. Increased Residential Densities 
The proposed amendment to the SEPP would facilitate the delivery of approximately 289 
additional dwellings, comprising 265 dwellings within the R2 Low Density Residential 
zone and 24 additional dwellings within R3 Medium Density Residential zone.  This yield 
equates to approximately 965 additional people which would increase the projected 
population within the Box Hill Precinct from 27,998 to 28,963 people. 
 
The proposed zoning scheme has been established to minimise the potential impact on 
adjoining land uses and to facilitate logical zone boundaries within this portion of the 
Precinct.  Land zoned R3 Medium Density Residential has been restricted to the areas 
adjoining the open spaces to improve the opportunities for passive surveillance.  The 
remaining residential land is proposed to be zoned R2 Low Density Residential with a 
minimum dwelling density of 15 dwellings/ha for land south of The Water Lane and 10 
dwellings/ha for land north of The Water Lane. 
 
3. Infrastructure and Contributions Planning 
Contributions Plan 15 – Box Hill Precinct applies to the Box Hill and Box Hill Industrial 
Precincts and facilitates the collection of monetary contributions from residential, 
commercial and industrial development in order to fund the provision of local 
infrastructure (water management, transport management and open space) required to 
support the urban development of the precinct. 
 
The proposal will impact on both the underlying assumptions (residential and 
employment yield projections) and infrastructure requirements under the Contributions 
Plan.  In particular, it is noted that the proposed road layout will require an additional 
roundabout to facilitate safe and efficient movement of traffic and the additional 
residential population will generate demand for additional open space facilities. 
 
With respect to the provision of open space, it is noted that there is already an under 
provision of open space under the current contributions plan with a rate of provision of 
only 2.12 hectares per 1,000 persons (below the standard benchmark of 2.83 hectares 
per 1,000 persons as contained within the Growth Centres Development Code).  As such, 
the additional residential population will not only increase demand for open space 
infrastructure but also potentially exacerbate the existing shortfall within the precinct.  
Accordingly, as part of this proposal it is proposed to rezone an additional 3.2 hectares 
of land for open space comprising of 3 ha for one (1) additional playing field and 2,000 
m2 for passive open space.  These additional open space facilities will increase the rate 
of provision of open space from 2.12 hectares per 1,000 persons to 2.16 hectares per 
1,000 persons and the associated land acquisition and embellishment costs should be 
included within the contributions plan.  It is anticipated that the additional residential 
population will largely offset the additional costs to be included within the contributions 
plan and the contribution rate is unlikely to change substantially as a result. 
 
It is recommended that the following amendments are made to the Contributions Plan in 
conjunction with the planning proposal to reflect the proposed increase in the planned 
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future residential population of the Box Hill Precinct and in order to ensure that an 
adequate level of service of infrastructure is provided within the precinct: 
 
• Update residential and employment yield projections to reflect the impacts of the 

planning proposal (including an increase in residential yield by 965 persons); 
• Include one (1) additional roundabout required to facilitate safe and efficient 

movement of traffic within the proposed new residential area and road network; and 
• Include land acquisition and embellishment costs for additional open space within the 

Box Hill Precinct with a total area of 3.2 hectares.  This would facilitate the delivery 
of one (1) additional playing field and approximately 2,000 m2 of passive open space. 

 
Should a Gateway Determination be issued for the planning proposal, it is recommended 
that the above amendments to the contributions plan be exhibited concurrently with the 
planning proposal.  Following exhibition, any submissions which are received will be 
considered in a further report to Council.  The draft Contributions Plan must then be 
submitted to IPART for endorsement after which time the Contributions Plan would again 
be reported to Council for adoption. 
 
4. Existing Native Vegetation 
Biodiversity Certification of the Growth Centres SEPP was granted in December 2007, 
under section 126G of the Threatened Species Conservation Act 1995 (TSC Act).  
Biodiversity Certification removes the need for further threatened species assessments 
before developing land in the ‘Certified Areas’.  However, Biodiversity Certification is not 
an automatic approval to clear native vegetation, it simply means that in Certified Areas 
threatened species assessments are no longer required as part of the submission of a 
development application, or when undertaking local and regional infrastructure works. 
 
A patch of Cumberland Plain Woodland within certified lands exists to the east of Box 
Road.  This patch of vegetation is Biodiversity Certified and no assessment requirements 
under the TSC Act would be required as part of any future development application for 
future redevelopment of the land. 
 
5. Heritage 
No.58 The Water Lane contains a heritage item known as The Hunting Lodge which is 
listed as an item of State Significance in Schedule 5 of the SEPP.  The Hunting lodge has 
both architectural and historic significance.  It is State significant for its associations with 
early farms at Rouse Hill, Box Hill and Copenhagen Farm and for its possible association 
with S.H.Terry.  It is also significant for its rarity as a 19th century hunting lodge and its 
associated elements including gothic/baronial design follies and the remains of a 
surrounding moat. 
 
Given the State significance of the building it is important that future land uses, road 
locations and lot layouts in its vicinity are sympathetic in terms of scale, setbacks and 
built form.  The current layout plan (under the SEPP) allows for industrial development 
to adjoin the heritage item to the east.  The subject planning proposal will improve the 
curtilage of the item and will provide greater design flexibility in terms of building height, 
colours, finishes and landscaping for future development.  The proximity of the hunting 
lodge to the future playing fields will also provide an opportunity for the community to 
view and appreciate the State significant item. 
 
6. Existing Land Zoned B6 – Enterprise Corridor Adjoining Box Hill Town Centre 
The proposed use of the B6 Enterprise Corridor zone to deliver more appropriate 
employment outcomes within the Box Hill Industrial Precinct has necessitated review of 
the application of this zone elsewhere in the release area where it is adjacent to the 
future Box Hill town centre, on the western side of Terry Road. 
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The Department’s intent in the use of this zone during the precinct planning process was 
to create an interface area between the town centre and adjoining high density 
residential areas.  As the B6 Enterprise Corridor zone primarily have a business/light 
industrial function, it is considered necessary to apply a more appropriate zone within a 
town centre context which will facilitate a high density residential outcome.  In this 
regard it is recommended that the zone be changed from the B6 Enterprise Corridor 
zone to the R1 General Residential zone.  The application of this zone will better reflect 
the role of the site in supporting the Box Hill town centre.  
 
The R1 General Residential zone is used elsewhere in the Shire for land adjacent to town 
centres that have an ancillary business/residential character, such as on the fringe of 
Baulkham Hills and Castle Hill town centres.  It is therefore considered to be more 
appropriate to facilitate the future desired outcomes and character of land west of the 
future Box Hill Town Centre.  It is recommended that the rezoning of this land to R1 
General Residential be undertaken concurrently with the zoning changes as set out 
previously. 
 
7. Development Control Plan Amendments 
In support of the amendment to the SEPP, a number of amendments will be required to 
the Box Hill and Box Hill Industrial Precinct Development Control Plan.  These 
amendments will relate to the proposed road layout (Figure 7), industrial setback map 
and an update to all map figures to reflect the new layout plan for the Precinct.  
 

 
Figure 7 

Proposed Road Layout 
 
It is also proposed that the Development Control Plan be amended to include 
development controls relating to footpath widths on local roads and to include a revised 
list of street tree species and guidelines on the alignment and location of street trees 
within nature strips.  These proposed amendments will ensure consistency between the 
footpath width controls and street tree list and guidelines within Council’s Development 
Control Plan 2012. 
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CONCLUSION 
The proposal will facilitate an improved planning outcome for the Box Hill and Box Hill 
Industrial Precincts providing greater versatility to employment lands and increasing the 
residential capacity of the precinct.  To facilitate the planning proposal, amendments will 
also be required to the associated Development Control Plan (including road layout and 
setback controls) and Contributions Plan (including population and employment 
projections and inclusion of additional open space and traffic facilities). 
 
IMPACTS 
Financial 
Future amendments will be required to Contributions Plan 15 to reflect the proposed 
increase in the planned future residential population of the Box Hill Precinct and in order 
to ensure that an adequate level of service of infrastructure is provided within the 
Precinct.  These amendments will include the additional land acquisition and 
embellishment costs for the additional open space areas and a proposed roundabout. 
 
The Hills Future - Community Strategic Plan 
The planning proposal will also facilitate increased dwelling yield to assist Council and 
the Region in achieving its dwelling targets.  This approach is consistent with Council’s 
Community Strategic Plan vision of balanced urban growth. 
 
RECOMMENDATION 

1. A planning proposal be forwarded to the Department of Planning and 
Environment for a Gateway Determination to rezone land within Box Hill 
Industrial Precinct from IN2 Light Industrial to part B6 Enterprise Corridor, part 
R3 Medium Density Residential, part R2 Low Density Residential and part RE1 
Public Recreation.  The planning proposal would also rezone existing land 
adjacent to the future Box Hill Town Centre from B6 Enterprise Corridor to R1 
General Residential and remove ‘shop top housing’ as a permitted land use within 
the B6 zone 

 
2. Draft amendments to the Box Hill and Box Hill Industrial Development Control 

Plan to facilitate the proposal be prepared in relation to road layouts, setbacks 
and site coverage.  Draft amendments to the Development Control Plan be placed 
on public exhibition concurrently with the planning proposal. 

 
3. Draft amendments to Contributions Plan 15 – Box Hill Precinct be prepared to 

reflect the future residential population and employment yield of the precinct 
resulting from the proposal, increase the planned provision of open space and 
include one (1) new roundabout within the proposed new residential area road 
network.  Draft amendments to the Contributions Plan be placed on public 
exhibition concurrently with the planning proposal. 

 
ATTACHMENTS 
Nil 
 
 
 
  




