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Executive summary
Background
Transport for NSW (Transport for NSW) proposes to upgrade the existing roundabout at the intersection of
Norwest Boulevard, Lexington Drive and Elizabeth Macarthur Drive, to a signalised intersection (the proposal).
This report provides a socio-economic assessment of the proposal in accordance with the Transport for NSW
Environmental Impact Assessment Practice Note – Socio-economic assessment (EIA-N05). As part of this, the
assessment considers a range of policy and strategic objectives at a local and state level, and how the proposal
complements these. This report has been prepared to support the Review of Environmental Factors (REF)
prepared under Division 5.1 of the Environmental Planning and Assessment Act 1979.
Context
The proposal is located within The Hills local government area (LGA) in the suburb of Bella Vista, approximately
33 kilometres north-west of Sydney central business district (CBD). The proposal area extends to Norwest
Boulevard, Lexington Drive and Elizabeth Macarthur Drive. The locality comprises mainly of Norwest business
park, which contains commercial developments such as Woolworths Metro Norwest, Woolworths Group Head
Office, a McDonalds restaurant, Shell service station (under construction), and the Bella Vista Hotel. South east
of the study area is Bella Vista Farm, which is a state heritage listed recreational area. The ResMed corporate
headquarters, a clinic for research and treatment of sleep disorders, resides on the site adjoining to the
south west.
The intersection currently experiences extended periods of congestion, most notably during morning and
afternoon peak times causing queues that extend to the Westlink M7 Motorway off ramp, the Old Windsor Road
interchange, Green Hill Drive and Irvine Place. Pedestrians also encounter a safety issue when crossing the road
to access bus stops surrounding the intersection. The proposal is required to improve the efficiency, performance
and safety of the intersection.
Socio-economic benefits and impacts
This Socio-economic Impact Assessment (SIA) has assessed the positive and negative socio-economic impacts
that would occur during construction and operation of the proposal. The assessment has considered the existing
environment of the proposal area, the contribution of specialist studies, outcomes from community consultation
and the adoption of appropriate mitigation measures.
In the long term, the proposal is expected to provide a range of socio-economic benefits for both the local and
broader community including:


Reduced traffic congestion and improved traffic flow for Norwest Boulevard



Improved safety for all road users



Improved active transport facilities for pedestrians and cyclists



Improved reliability for public transport, freight and business vehicles, with flow on local, regional and statewide economic benefits.

Adverse impacts from the construction phase for local businesses, residents and visitors would mainly relate to:


Temporary lease of land for proposed ancillary facilities, and potential loss of recreational land in Bella
Vista Farm Park



Temporary changes to local access and connectivity for motorists, public transport users, pedestrians and
cyclists, including potential for traffic delays and disruptions near construction works, changes to on street
parking, and changes to pedestrian access near construction works for safety
v
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Temporary traffic disruptions, resulting in temporary changes to accessibility to some businesses and social
infrastructure near the proposal



Local amenity impacts for residents and nearby businesses, associated with temporary noise, dust, traffic
and visual impacts of the construction works.

These would need to be carefully and proactively managed through engagement with businesses, social
infrastructure providers and local residents as well as through mitigation measures outlined in this paper.
While there would be acquisition of land, both Council and privately owned, this would be minimal and would not
impact on the use of these properties.
Summary
The Norwest Boulevard Upgrade proposal would support the movement and access needs of public transport,
and improve the overall road network in and around the major economic growth centre which sits on Norwest
Boulevard. Overall the negative impacts of the proposal can be successfully managed with the implementation
of mitigation measures identified in this report. It is anticipated that the proposal would have an overall
beneficial impact on the Bella Vista area and the wider region in terms of socio-economic outcomes.
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1.

Introduction

1.1

Background

Transport for NSW (proposes to upgrade an existing roundabout on Norwest Boulevard in the suburb of Bella
Vista, NSW. The roundabout is located at the intersection of Norwest Boulevard, Lexington Drive and Elizabeth
Macarthur Drive and would be upgraded to a signalised intersection (the proposal). Key features of the proposal
include additional traffic lanes at Norwest Boulevard and Lexington Drive as well as removal of portions of the
existing landscaped median and roadside vegetation on Norwest Boulevard, Lexington Drive and Elizabeth
Macarthur Drive.
The intersection currently experiences extended periods of congestion, most notably during morning and
afternoon peak times causing queues that extend to the Westlink M7 Motorway off ramp, the Old Windsor Road
interchange, Green Hill Drive and Irvine Place. Pedestrians also encounter safety issues when crossing the road to
access bus stops surrounding the intersection. The proposal is required to improve the efficiency, performance
and safety of the intersection.

1.2

Purpose

This report has been prepared to support the Review of Environmental Factors (REF) for the proposal. The REF
has been prepared under Part 5 of the Environmental Planning and Assessment Act 1979 (EP&A Act). It provides
an assessment of potential socio-economic benefits and impacts of the proposal, including:


Description of the study area specific to the socio-economic assessment, an overview of the socio-economic
assessment methodology, and data sources used (refer to Section 1.6)



An overview of the strategic policy framework relevant to the socio-economic environment of the proposal
(refer to Section3.1)



Existing socio-economic conditions and values of communities within the study area (refer to Section 3.2)



An assessment of the proposal’s potential social and economic impacts, including for both construction and
operation (refer to Section 4)



Recommended management measures to enhance the proposal’s socio-economic benefits and avoid,
manage or mitigate potential socio-economic impacts (refer to Section 5).

1.3

Proposal description

Transport for NSW proposes to upgrade the existing roundabout at the intersection of Norwest Boulevard,
Lexington Drive and Elizabeth Macarthur Drive (herein referred to as ‘the intersection’) to a signalised
intersection.
Key features of the proposal are shown on Figure 1-1 and include:


Widening of Norwest Boulevard from two lanes to three lanes in each direction, from its intersection with
Old Windsor Road, to 250m east of Lexington Drive (to the pedestrian underpass)



Removal of the existing roundabout at the intersection of Norwest Boulevard, Lexington Drive and Elizabeth
Macarthur Drive, and construction of a new four-way signalised intersection allowing all left and right turn
movements



Adding new right turn capacity to each leg of the intersection, as follows:

-

One dedicated right turn lane from Norwest Boulevard eastbound to Elizabeth Macarthur Drive southbound

-

Two dedicated right turn lanes from Norwest Boulevard westbound to Lexington Drive northbound

-

Two dedicated right turn lanes from Elizabeth Macarthur Drive northbound to Norwest Boulevard
eastbound
1
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-

Two dedicated right turn lanes from Lexington Drive southbound to Norwest Boulevard westbound



Providing a single dedicated left turn lane on each leg of the intersection



Widening of Lexington Drive from one to two lanes in each direction between Norwest Boulevard and the
existing roundabout at Irvine Place / Woolworths Way



Provision of new pit and pipe drainage and reconnection to the existing stormwater drainage network



Provision of retaining walls along Norwest Boulevard and Lexington Drive proposed road boundary to limit
the extent of earthworks and property impacts



New landscaping along the modified median (where feasible) and verge to restore the character of the
existing landscaping in Norwest Boulevard



Linking the proposed shared paths to the existing shared path on Norwest Boulevard near Old Windsor
Road and at the pedestrian underpass



Utility protections, adjustments and relocations.

Construction is proposed to be undertaken during standard construction hours only - Monday to Friday 7am to
6pm, and Saturday 8am to 1pm, with no work on Sundays or public holidays. Some minimal night time work
would be required for activities such as traffic switches, to ensure worker safety.

1.4

Proposal objectives

The objectives of the proposal include:


Improve the efficiency of Norwest Boulevard at Lexington Drive/Elizabeth Macarthur Drive intersection to
cater to current and future travel demand on the corridor



Improve access and/or crossing opportunities for all road users between Norwest Boulevard and Lexington
Drive/Elizabeth Macarthur Drive



Improve road safety for all road users



Improve network resilience on Norwest Boulevard to reduce impacts to other arterial roads such as the M7
Motorway and Old Windsor Road.

Supporting project objectives include:


Manage environmental impacts during construction and operation of the proposal



Deliver a value for money proposal

1.5

Location

The proposal is located about 33 kilometres north-west of the Sydney central business district (CBD) in the
suburb of Bella Vista within The Hills local government area (LGA). The proposal area includes sections of
Norwest Boulevard, Lexington Drive and Elizabeth Macarthur Drive, and four temporary ancillary facility sites as
shown in Figure 1-1. The decision on which ancillary facility to progress would be determined at the detailed
design phase, therefore the proposal has assumed a worst-case scenario of all four ancillary facilities operating
during construction.
The proposal is situated in a modified urban environment which includes a mix of residential, commercial/
business, recreational, industrial and transport related land uses. The main features of the proposal area and its
surrounds include:


Norwest Business park, which contains business and commercial developments such as Woolworths Metro
Norwest, Woolworths Group Head Office, ResMed corporate headquarters (specialising in research for
treatment of sleep disorders), the Bella Vista Hotel, a McDonalds restaurant and a Shell service station
(under construction)

2
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The state heritage listed recreational area of Bella Vista Farm (SHR 00754) located to the south east



A low density residential area located to the north, and further south east (directly east of Bella Vista
Farm Park).
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1.6

Methodology

1.6.1

Study area

The study area for this assessment is based on those communities and groups such as residents, workers,
business customers, visitors and public transport users that are likely to experience changes to socio-economic
conditions from the construction and operation of the proposal. The study area for the assessment comprises
the Australian Bureau of Statistics (ABS) State Suburb (SSC) of Bella Vista (see Figure 1-1).
In practice there are several scales of potential impact, ranging from the immediate impact surrounding the
Norwest Boulevard intersection, The Hills LGA and the wider north west Sydney region. While some impacts are
likely to be experienced in the immediate locality of the proposed upgrade, some impacts and benefits may
extend across the LGA or the wider north western Sydney community.
1.6.2

Assessment methodology

The methodology for the socio-economic assessment is guided by the Environmental Impact Assessment
Practice Note: Socio-economic assessment (EIA-N05) (Transport for NSW, 2020). It involved:


Analysing existing socio-economic conditions and values of the study area, including population, social
infrastructure, and local businesses



Identifying and assessing potential socio-economic impacts of the proposal’s construction and operation,
including on local amenity, access and connectivity, social infrastructure and local community values



Assessing the significance of potential impacts based on the evaluation of significance framework



Identifying safeguards and management measures to mitigate or manage the identified impacts.

The description of the existing socio-economic environment principally draws on data and information from the
ABS 2016 Census of Population and Housing. This is supplemented with data and information from the NSW
government, The Hills Shire Council website and the Profile ID website, where relevant.
1.6.3

Evaluation framework

An evaluation matrix was used to evaluate the significance of potential negative socio-economic impacts
associated with the construction and operation of the proposal. The level of significance of potential negative
impacts was assessed by considering the sensitivity of the receptor and the magnitude of potential impacts. The
sensitivity of a receptor (such as local businesses, social infrastructure or residences) to potential impacts of the
proposal is influenced by its vulnerability to change and capacity to adapt (refer to Table 1-1).
Table 1-1 Levels of sensitivity
Sensitivity

Example

Negligible

No vulnerability and able to absorb or adapt to change

Low

Minimal areas of vulnerabilities and a high ability to absorb or adapt to change

Moderate

A number of vulnerabilities but retains some ability to absorb or adapt to change

High

Multiple vulnerabilities and/or very little capacity to absorb or adapt to change

The magnitude of an impact is dependent on its scale, duration, intensity and scope of works (refer to
Table 1-2).
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Table 1-2 Levels of magnitude
Magnitude

Example

Negligible

No discernible positive or negative changes caused by the impact. Change from the
baseline remains within the range commonly experienced by receptors.

Low

A discernible change from baseline conditions. Tendency is the impact to a small
proportion of receptors over a limited geographical area and mainly within the vicinity
of the project. The impact may be short-term, or some impacts may extend over the
life of the project.

Moderate

A clearly noticeable difference from baseline conditions. Tendency is the impact to a
small to large proportion of receptors and may be over an area beyond the vicinity of
the project. Duration may be short to medium term or some impacts may extend over
the life of the project.

High

A change that dominates over existing baseline conditions. The change is widespread
or persists over many years or is effectively permanent.

In assessing the level of significance of negative impacts, consideration was given to:


The range of potential direct and indirect impacts during construction and operation



Cumulative impacts with other projects.

Potential impacts have been considered using Table 1-3. The level of significance was determined with
consideration of the sensitivity of the existing environment and magnitude of impact compared to the baseline
condition.
Table 1-3 Assessing the level of significance

Sensitivity of Receptor

Magnitude

1.6.4

High

Moderate

Low

Negligible

High

High

Moderate-high

Moderate

Negligible

Moderate

Moderate-high

Moderate

Moderate-low

Negligible

Low

Moderate

Moderate-low

Low

Negligible

Negligible

Negligible

Negligible

Negligible

Negligible

Data sources used to inform assessment

Information used to inform this study has been obtained from a range of sources detailed in footnotes and the
references section of this report. These include:


State and local government reports, plans, policies and web pages



Technical consultancy reports and plans prepared for this proposal



ABS 2011 Census of Population and Housing



NSW Department of Planning and Environment population and dwelling projections
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Department of Employment Small Area Labour Markets, December Quarter 2019



Outcomes of community consultation undertaken by Transport for NSW for this proposal.

1.6.5

Proposal scoping

The Practice Note includes an initial scoping checklist to be used as a starting point for investigation of potential
social and economic impacts of the proposal. This initial scoping exercise suggests that key social and economic
issues of relevance for the proposal are likely to include:


Changes to the character of the local area



Changes in the way people access and use local facilities



Changes in travel patterns for motor vehicle users, cyclists and pedestrians



Changes to the amenity for some residents, including visual and landscape, noise, light spill, privacy and
activity levels.

The proposal is expected to have a few localised impacts that would either be of a short duration or can be
managed by standard mitigation measures. Consequently, it is considered that a basic level of assessment is
appropriate.
1.6.6

Business surveys

Business surveys were conducted in January 2020 of businesses in the proposal area to gather information on
the type and nature of businesses, business operations, their access and delivery requirements and perceptions
of business owners and managers about potential benefits and impacts of the proposal. Online mapping was
used to identify businesses immediately adjacent to the proposal area.
A questionnaire was developed to be delivered either online or completed in person by project team members.
Due to COVID-19 restrictions, the survey was sent by email. A copy of the questionnaire is provided in
Appendix A.
Responses were received electronically and manually collated, given the small number of responses.
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2.

Stakeholder and community engagement

This chapter summarises community engagement undertaken for the proposal to date. Community engagement
will continue for the life-cycle of the project.

2.1

Consultation strategy

Community participation in on-going planning, construction, environmental management and monitoring would
help to avoid, minimise or manage potential socio-economic impacts of the proposal.
A Communication and Stakeholder Engagement Plan (CSEP) would be prepared to guide community
engagement during construction and would be updated throughout construction, as required. The Plan would
detail such things as:


Stakeholders that are likely to have an interest in the proposal’s construction activities



Likely community and stakeholder issues for the construction phase, such as traffic management,
pedestrian and cycle access, and business impacts



Communication and engagement tools, for example project newsletters, stakeholder meetings, webpage,
toll-free number and other feedback mechanisms, and procedures for preparing implementation plans in
advance of project milestones or to respond to specific issues



Procedures for monitoring, reporting, evaluating and updating the Communication and Stakeholder
Engagement Plan.

A process for receiving, recording, handling and responding to community and stakeholder enquiries and
complaints would also be developed and implemented for the duration of construction.
Stakeholder engagement is essential in understanding stakeholder and community values, concerns, potential
impacts and opportunities related to a project. A number of stakeholders have been consulted in relation to the
proposal, and the key issues they raised are listed in Table 2-1.
Table 2-1 Issues raised through government agency and stakeholder consultation
Key
stakeholder

Issue raised

Response

Hills Shire
Council

 No objections to the proposed bus
stop changes however Council
would be in charge of relocation of
the bus stop on Lexington Drive.

 Transport for NSW to liaise with Council to
acquire relevant approvals from the traffic
committee and potentially Transport for NSW on
changes to bus stop relocations.

ResMed

 Utility and geotechnical
investigations would be undertaken
largely at night, near ResMed, some
potholing will need to be
undertaken at the corner of Norwest
Boulevard and Elizabeth Macarthur
Drive.

 Given the non-destructive nature of the utility
investigation, ResMed considers the potholing
activity to be acceptable. Transport for NSW will
bring a few bags of red bark to replace any bark
that may be displaced during utility potholing
and geotechnical investigation shifts. Some
impact to small grass shrubs is acceptable.

 Potential displacement of red bark
and small grass shrubs during
investigations.

 Transport for NSW geotechnical and utility
project teams will contact ResMed at least 24
hours prior to any investigations taking place

 Utility and geotechnical
investigations would be undertaken
on some areas of Woolworth’s
property

 Woolworths provided verbal approval for above
ground utility investigations in Woolworths
property

Woolworths
Property
Group

8
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Key
stakeholder

Issue raised

Response

 Geotechnical works would follow the  Woolworths has suggested that property access
utilities investigation once utilities
would be provided for geotechnical works, after
have been cleared
the utilities have been cleared
 Woolworths land on which the
investigations will take place is not
owned by Woolworths
 Traffic conditions at Woolworths
property would be impacted, in
particular the line marking of
Lexington Drive roundabout to dual
right turn lanes need to be
considered by Transport for NSW
Network Integration team
Norwest
Association /
Mulpha

 Main concern is the retention of
landscaping within the median to
ensure the ‘Boulevard’ context is
preserved
 Norwest Association, Mulpha
Norwest and Council requested
upgrading the footpaths to shared
paths in the Business Park in the
short to medium term. The shared
path design should work with the
proposed upgrade footprint to
prevent too much rework. Shared
paths are preferred on the southern
side of Norwest Boulevard and
western side of Lexington Drive.

CDC Bus and
Busways

 Safety concerns about collision
between traffic turning left into the
Woolworths driveway and stopping
buses. Bus stop should be relocated
to after the Woolworths driveway,
opposite the westbound bus stop on
Norwest Boulevard.
Bus operators requested the following:
 Inclusion of a bus jumpstart for
eastbound busses (only used by
busways at 20 minute intervals) due
to heavy AM peak traffic
 An indented bus bay for eastbound
departure side of the signalised
intersection due to the inclusion of
the bus jump start
 An online bus stop in front of Bella
Vista Farm in westbound
carriageway.

 Woolworths to provide Transport for NSW with
land owner contact details and provide formal
property access approval for geotechnical works
once utilities have been cleared
 A working group has been set up with Council
and Transport for NSW to discuss the proposed
short term changes to the area. Line marking of
Lexington Drive roundabout to dual right turn
lanes would need consideration by Transport for
NSW Network Integration team.
 Landscaping and urban design principles would
be considered during concept design and
consultation with Norwest Association
 A 2.5m shared path has been provided on the
southern side of Norwest Boulevard and western
side of Lexington Drive and Elizabeth Macarthur
Drive.

 Traffic modelling does not show any benefits in
providing an eastbound bus jump start.
Following meetings with the bus operators and
Transport for NSW Network Safety, Network
Development and Bus Planning the following
changes to bus provisions are proposed:
 Bus stops to be kerbside, not indented at the
request of bus operators
 Eastbound bus stop on Norwest Boulevard to be
located before the Woolworths Driveway
 Westbound bus stop on Norwest Boulevard to be
located in diverge of third through lane with
sufficient space to allow storage of two buses
 Southbound bus stop located in Lexington Drive
is proposed to be moved further north (outside
of Bella Vista Hotel) – proposal supported by
Woolworths
 Northbound bus stop located on Elizabeth
Macarthur Drive is proposed to be moved
retained in its current position. The shared path
has been extended to meet the bus stop.
9
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Key
stakeholder

Issue raised

Response

 Moving the bus stop in Lexington
Drive further northern out of the
project scope of works
2.1.1

Business surveys

In order to better understand local businesses and potential issues, online surveys were sent to owners and/or
managers of businesses located around the proposal in January 2020. Five businesses participated in the survey.
A copy of the survey and summary of the responses received is provided in Appendix A.
Due to the COVID-19 pandemic that commenced in March 2020, no further consultation has been carried out to
date. Consultation is expected to continue once the pandemic has passed and social distancing legislation is
lifted. Further detail can be found in Chapter 5 of the REF.
Further information on the business surveys, including a summary of the survey outcomes, is provided in
Appendix A.
Key issues raised by the five business who responded to the surveys and where they are addressed are shown in
Table 2-2.
Table 2-2 Key issues raised by businesses
Issue

Where addressed

Concern over telecommunication cables being interfered with during construction

Section 4.1.4

Amenity (noise, vibration and dust impacts)

Section 4.1.5
Section 4.2.5

Access for business employees, customers and deliveries during construction

Section 4.1.1

Four of the five businesses suggested that the proposal would have a ‘negative’ or ‘significantly negative’ impact
to their business during construction due to vehicle access and dust.
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3.

Social baseline

3.1

Policy context

3.1.1

NSW Government

Greater Sydney Region Plan
The Greater Sydney Region Plan, A Metropolis of Three Cities (Greater Sydney Region Plan) (Greater Sydney
Commission, 2018) outlines a vision of three cities where most residents live within 30 minutes of their jobs,
education, health facilities, and other services. The vision seeks to transform Greater Sydney into a metropolis of
three cities which includes the Western Parkland City, the Central River City and the Eastern Harbour City.
The proposal would be located in the Central River City, which spans the Greater Parramatta area to Sydney
Olympic Park. Directions and objectives of the Greater Sydney Region Plan relevant to the proposal include:




Direction – A city supported by infrastructure
-

Objective 1: Infrastructure supports the three cities

-

Objective 2: Infrastructure aligns with forecast growth – growth infrastructure compact

Direction – A well-connected city
-

Objective 14: A metropolis of three cities – integrated land use and transport creates walkable and 30minute cities.

The proposal would support these directions and objectives by improving access and connectivity within the
study area and assisting in alleviating congestion along Norwest Boulevard. The intersection is currently
experiencing large volumes of traffic and congestion, most notably during weekday peak times with commuters
using Norwest Boulevard as an arterial road to connect from Old Windsor Road to the west and Windsor Road to
the east, and to gain access to the Norwest Business Park. The proposal would support new development in the
area by improving the efficiency and safety of the intersection. It would also support the movement and access
needs of public transport, and improve the connectivity of the overall road network in and around the major
employment area of the Norwest Business Park.
The Greater Sydney Region Plan also identifies Norwest to be one of nine standalone commercial office precincts
within the Greater Sydney region. The Greater Sydney Region Plan notes that the retention and growth of
commercial office precincts is important for job growth, as well as Greater Sydney’s future global
competitiveness. The proposal would improve accessibility to the Norwest Business Park.
Central District Plan
The Central District Plan (Greater Sydney Commission, 2018) sets out planning priorities and actions for
improving the quality of life for residents as the District grows and changes. It is a 20-year plan to manage
growth in the context of economic, social and environmental matters to achieve the 40-year vision of Greater
Sydney. It is a guide for implementing the Greater Sydney Region Plan.
The Central City District is expected to be the fastest growing District in Greater Sydney over the next 20 years
with demand for an additional 207,500 dwellings. Planning priorities and actions of the district plan relevant to
the proposal include:


Liveability



Productivity



Sustainability.
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The proposal would support these planning priorities and actions through alleviating congestion on Norwest
Boulevard, thus improving the liveability and productivity of the study area. The proposal also includes the
addition of cycle and pedestrian facilities which would lower carbon emissions produced by motor vehicles and
support the sustainability of the study area.
3.1.2

Local government

The proposal is located within The Hills LGA. The 2019-2020 Draft Hills Shire Plan outlines the community’s
vision, values, aspirations and priorities for the local area. The Plan identifies five themes to achieve the
community’s vision over the next 10 years. Those relevant to the proposal include:


Shaping growth, which aims to provide safe, convenient and accessible transport options



Delivering and maintaining infrastructure that meets the needs of the growing population.

Facilitating and maintaining well managed and integrated local roads and transport infrastructure and
supporting the safety of movement for all users, as well as plan for the North West Growth Area, are identified as
strategies to achieve the Shire’s vision.
The North West Growth Area, which is located within The Hills LGA west of the proposal, has been identified as
an area of increased housing, jobs and essential services (NSW Department of Planning and Environment,
undated). The proposal would improve accessibility to the Norwest Business Park, which is identified as a major
commercial hub of the North West.
3.1.3

Bella Vista Farm Park Management Plan

The Bella Vista Farm Park Management Plan (The Hills Shire Council, 2008) provides a strategic framework for
broader development that supports the Farm Park’s long-term conservation, recreational use and financial
security. The park is a state listed heritage recreational area. It contains a pastoral and farming property which
dates to the early colonial period, giving it its heritage listing.
The Bella Vista Farm Park Management Plan aims to conserve and restore Bella Vista Farm and retain the land
for public use in order to fulfil the following objectives:


Conservation of a historic item of national significance



Development of employment opportunities for the shire



Development of a tourist focus for the region



Development of a community focus for the release area and the existing population of the shire



A demonstration to the community of the positive benefits of large-scale growth.

The proposal is considered to be consistent with these objectives.

3.2

Existing environment

This section describes the existing socio-economic environment of the study area, including population, social
infrastructure and local business.
3.2.1

Community profile

The suburb of Bella Vista is an emerging economic hub for the Greater Sydney region. It is undergoing
substantial transformation, as part of investment and development associated with the Sydney Metro Northwest.
The Bella Vista Station Precinct forms part of the Sydney Metro Northwest Priority Urban Renewal Corridor,
which aims to create new urban and business centres around the Sydney Metro Norwest Stations.
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The suburb of Bella Vista comprises a mix of residential, industrial and large-scaled commercial land. Some key
features of the suburb include Bella Vista Farm Park, Bella Vista Oval, Norwest Private Hospital and Norwest
Business Park.
3.2.2

Population and demography

The Bella Vista State Suburb currently has a residential population of 8,148 (Profile ID, 2020). The population of
the suburb is forecast to grow to about 8,320 people by 2036.
Socio-economic characteristics of the study area are based on the ABS 2016 Census of Population and Housing,
(Table 3-1). Communities in the study area are generally characterised by:


A median age and proportions of children similar to NSW, proportions of working aged people above the
NSW average, and lower proportions of older people



A culturally diverse population with relatively high proportions of people born overseas and people who
speak a language other than English at home



Lower levels of people in need for assistance in one or more of the three core activity areas of self-help,
mobility or communication due to disability, a long-term health condition or old age, compared to NSW.

Table 3-1 Socio-economic characteristics of the study area, 2016
Socio-economic characteristics

Bella Vista

NSW

7,837

8,117,976

38

38

0-14 years (%)

18.2

18.5

65 years or over (%)

10.6

16.2

0.2

2.9

Overseas born (%)

48.8

34.5

Households where only English is spoken at home

49.0

68.5

2,321

3,059,599

People with need for assistance (%)

2.6

5.4

Households with no vehicle (%)

1.0

9.2

Households with two or more vehicles (%)

81.4

50.8

Travel to work by car (as driver or passenger) (%)*

69.1

64.6

Travel to work by public transport (%)*

18.6

16.0

$2,942

$1,486

4.2

6.3

Total population*
Median age

Aboriginal and Torres Strait Islander (%)

Total private dwellings

Median weekly household income
Unemployment rate (%)
Notes: *includes people that travel to work by more than one mode of transport
Source: Based on ABS Census, 2016
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3.2.3

Future growth

Under the Greater Sydney Regional Plan, planning priorities and actions for Bella Vista are set out in the Central
District Plan (Greater Sydney Commission, 2018), a 20-year plan to manage growth and enhance Greater
Sydney’s liveability, productivity and sustainability into the future. The plan proposes transforming Norwest into
a transit-oriented, vibrant and diversified centre with higher employment densities and a mix of residential uses
and supporting services.
The expected changes in socio-economic characteristics for the Hills LGA are shown in Table 3-2.
Table 3-2 Population and household characteristics in The Hills LGA, 2018
Totals

2011

2016

2036

Total population

147,779

162,975

250,971

Total households

45,155

49,043

80,323

Average household size

3.10

3.15

3.10

Implied dwellings

47,385

51,833

82,571

Change

2011-16

2016-36

Total population change

15,196

87,996

Average annual population growth

2.1%

2.7%

Total household change

3,888

31,280

Average annual household growth

1.7%

3.1%

The government’s plan to introduce high density development around the new metro stations on the north west
line, including the Norwest and Bella Vista stations, is expected to place increasing pressure on the local and
regional road network.
3.2.4

Economic profile

The latest report from the Department of Employment Small Area Labour Markets (December 2019) show that
the study area had relatively high rates of workforce participation and low levels of unemployment compared to
the rest of NSW. The labour force in study area was around 12,904, representing 0.3 per cent of the total NSW
labour force. The unemployment rate in the study area was at 1.7 per cent, compared to 4.5 per cent in NSW.
At the 2016 census, the top five industries of employment in the study area were:


Health care (4.4 per cent)



Banking (3.5 per cent)



Computer system design and related services (2.9 per cent)



General practice medical services (2.8 per cent)



Supermarket and grocery stores (2.5 per cent).

Health care as the top industry of employment is likely due to The Hills Private Hospital and the ResMed campus,
both of which are located in the study area.
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Income
At the 2016 Census, the median weekly household income in Bella Vista was near double the NSW average (refer
to Table 3-1). Low income households (ie. $650 gross weekly income per week) comprised about 7.2 per cent of
households. This is compared to 19.7 per cent in NSW. Nearly half of households had a gross weekly income of
more than $3,000, compared to 18.7 per cent in NSW.
3.2.5

Land use and property

The Hills Local Environmental Plan 2012 (the LEP) applies to land within The Hills LGA. The proposal area
comprises of business park zones, public recreation zones and infrastructure zones (refer to Figure 3-1).
Most of the proposal area occupies the business park zone (B7) which lies to the north and south of Norwest
Boulevard and west of Elizabeth Macarthur Drive. The business park contains business and commercial
developments such as Woolworths Metro Norwest, Woolworths Group Head Office, ResMed, SWEP Australia,
Bella Vista Hotel, a McDonalds restaurant and Shell service station (under construction).
South east of the proposal is zoned public recreation (RE1) where Bella Vista Park is located. The park contains
BBQ facilities, picnic tables, walking tracks and restrooms facilities. The park is open to the public and can be
hired for private functions. The infrastructure zone (SP2) is located north east of the study area and contains
Elizabeth Macarthur Creek. The creek is used mainly for drainage purposes. East of the proposal is a medium
density residential zone.
The ancillary facilities are located in the following land use zones:


Ancillary facility 1: B7 – Business Park



Ancillary facility 2A: RE1 – Public recreation



Ancillary facility 2B: RE1 – Public recreation



Ancillary facility 3: RE1 – Public recreation.
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3.2.6

Local business and industry

The local business and industry around the proposal comprises mainly of a business park which contains
commercial developments, located on the northern side of Norwest Boulevard. These businesses include
Woolworths Metro Norwest, Woolworths Group Head Office, a 24 hour McDonald’s restaurant, SWEP Australia
(industrial equipment supplier), Bella Vista Hotel and a Shell service station which is currently under
construction. Located on the southern side of Norwest Boulevard is the ResMed corporate headquarters.
Consultation has confirmed the buildings are used during regular office hours and no sleep clinic facilities are
currently in operation on the site. Bella Vista Farm is an intact historic farm complex of cultural state signiﬁcance,
popular for events and recreation, that is owned by The Hills Council.
3.2.7

Access and connectivity

Households in the study area demonstrated a high level of reliance on private vehicle, with relatively high
proportions of households with two or more vehicles and proportions of uses who use a private vehicle for travel
to work (refer to Table 3-1). In 2016, 68.2 per cent of people aged 15 years or over used a car, as either driver or
passenger, for all or part of their travel to work. This is compared to 63.7 per cent in NSW. Public transport use in
the study area was slightly above the NSW average.
Major roads located within or near the proposal include Norwest Boulevard, Lexington Drive, Elizabeth Macarthur
Drive, Old Windsor Road and the Westlink M7 Motorway. Norwest Boulevard is a key transport route connecting
the M7 Motorway with the Norwest Business Park and Windsor Road. It is also a key connection for freight
between Windsor Road and the M7 Motorway and nearby commercial uses. Woolworths Group Head Office and
Woolworths Metro Norwest relies on Norwest Boulevard for access for its employees as well as for daily
deliveries, however alternate access is available via Lexington Drive and Woolworths Way. Commercial properties
associated with the Sky City Business Park and Lexington Corporate business estate are located along Norwest
Boulevard, east of Lexington Drive. These properties can be accessed via Lexington Drive and off Old Windsor
Road.
Elizabeth Macarthur Drive provides access to the ResMed facility, Bella Vista Farm and the Norwest Private
Hospital (via Norbrik Drive).
Bus routes currently operating within the proposal area include:


Route T62 – Parramatta to Castle Hill via North-West T-way



Route T64 – Parramatta to Rouse Hill Town Centre via Westmead, North-West T-way



Route 618X – City to Norwest Business Park



Route 613X – Bella Vista to City QVB



Route 628 – Chatswood to Norwest Business Park



Route 715 – Rouse Hill Station to Seven Hills via Kellyville and Norwest



Route 664 – Rouse Hill Station to Parramatta via Kellyville.

Two bus stops are located on the northern side of Norwest Boulevard within the proposal area, one with a
dedicated bus layover area and shelter, while one bus stop with a shelter is located on the southern side of
Norwest Boulevard, about 40 metres from the intersection with Elizabeth Macarthur Drive and Lexington Drive. A
footpath east of the intersection provides access from Norwest Boulevard to residential properties on Waterfall
Crescent and Cloverhill Grove. This forms part of a greenway link that extends along Norwest Boulevard. A
greenway link also connects Bella Vista Farm to open space and residential areas to the north.
Parking within the proposal area includes unrestricted on-road parking on the southbound side of Elizabeth
Macarthur Drive. Additional parking for the recreational users of Bella Vista Farm is accessed from Elizabeth
Macarthur Drive.
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3.2.8

Social infrastructure

The Bella Vista Farm is located immediately adjacent to the proposal on its southern side.
It is a historic farm complex listed as an item of local significance on the Hills LEP, state significance on the State
Heritage register as well as on the non-statutory Register of the National Estate. It is managed by The Hills Shire
Council and comprises a two-storey homestead, various farm outbuildings and walking tracks. The farm grounds
include picnic and barbeque facilities and is open seven days per week from dawn to dusk. The heritage precinct,
including homestead and farm buildings, is open in the morning of the first Sunday of every month. Monthly
open farm days and markets are also held on the first Sunday of each month (except January). The Friends of
Bella Vista provides voluntary assistance in the restoration of the gardens, homestead and outbuildings.
Norwest Private Hospital is located at Norbrik Drive, about 800 metres south of the proposal area. The hospital
provides a range of health and medical services and facilities, including inpatient services and 24-hour
emergency department. The emergency department is located at Norbrik Drive, which connects to Old Windsor
Road and Elizabeth Macarthur Drive to the north.
3.2.9

Community values

Areas near the proposal mainly comprise industrial, commercial and community uses, with residential uses to the
east.
Bella Vista Farm is an important open space for residents and visitors. Bella Vista Farm contributes to the identity
of the study area and is valued for its heritage, amenity, recreation and environmental values. The farm is also a
focus of community networks, supported by the Friends of Bella Vista Farm, which is involved in the restoration
and operation of the farm. The group holds regular working bees, open days, guided tours and school groups,
indicating a strong sense of community within the study area. The State Heritage listing of Bella Vista Farm
provides a strong indication of the importance of this location both locally and regionally.
A number of greenway links are also located within the study area connecting open spaces and urban areas.
These provide a high level of amenity for residents and workers and are likely to be highly valued. Established
trees within the road corridor and adjoining properties also offer some landscaping and visual relief for motorists
and occupants to surrounding properties.
Improved road safety, including for motorists, pedestrians and cyclists, is important for local communities and is
identified as a goal in Council’s community plan. Facilitating and maintaining well managed and integrated local
roads and transport infrastructure and supporting the safety of movement for all users is identified as a strategy
in the plan.
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4.

Assessment of socio-economic impacts

4.1

Construction

4.1.1

Access and connectivity

During construction, potential impacts on local access and connectivity would generally be associated with
increased construction traffic, including heavy vehicles, near to construction works and temporary changes to
road conditions at Norwest Boulevard, Lexington Drive and Elizabeth Macarthur Drive, such as reduced speed
limits, temporary lane closures and diversions, and temporary access changes. This may result in delays and
disruptions for some motorists and other road users, and impact on perceptions of road safety for some
motorists, pedestrians and cyclists. The works are likely to occur as staged works which would reduce the overall
impact on the intersection during construction. It is noted that alternate access is available via Celebration and
Lexington Drive to the north, and Norbrik Drive and Elizabeth Macarthur Drive to the south.
Temporary relocation of existing bus stops at Norwest Boulevard near to construction works would also be
required for the safety of bus commuters. This may require some bus users to walk further to access the bus stop.
Temporary delays and disruptions to some bus services may also result from changes to road conditions,
impacting on some commuters, however these impacts are expected to be minor and managed through
notification to bus users and ongoing engagement with bus operators and the Hills Shire Council.
Access would be maintained for pedestrians and cyclists near the proposed construction works, although
temporary changes may be required for safety. This would include temporary diversion of footpaths along
Norwest Boulevard, Lexington Drive and Elizabeth Macarthur Drive.
The McDonalds drive through located on the south west corner of the intersection of Norwest Boulevard and
Lexington Drive is accessed via a private road off Lexington Drive for ingress and egress, located about 60
metres northwest of the intersection. Vehicles circulate and queue within the site. The proposal would not result
in the loss of access to the drive through but has the potential to generate delays for customers and staff
accessing the restaurant as a result of property adjustments (including tie-ins, landscaping and relocation of the
McDonalds sign) during construction. If mitigation measures are implemented, however, the access would be
maintained.
Access for business employees, customers and deliveries during construction on Norwest Boulevard would occur
mostly through Lexington Drive and Elizabeth Macarthur Drive. Where access is provided, this would be
maintained during the construction phase. Any changes to property access, if required, would be temporary and
short-term, and are not expected to impact on the operation of these facilities. A detailed assessment of
potential construction traffic impacts on local access and connectivity is provided in Section 6.1 (Traffic and
transport) of the REF.
Potential impacts on access and connectivity during construction would be mitigated through the
implementation of safeguards and management measures outlined in Section 4.2.5.
4.1.2

Property impacts

As discussed previously under a worst-case scenario the proposal would require the temporary lease of the land
required for the four ancillary facilities during construction. This land will be reinstated to the landowners after
construction is completed. In addition, some areas of the proposed ancillary facilities fall within land that would
be partially acquired for the operation of the proposal. These impacts are discussed in Section 4.2.2.
The properties that are subject to temporary lease is listed in the table below.
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Table 4-1 Properties subject to temporary lease
Lot and DP

Ancillary
facility

Lease area

Total area

% leased

Ownership

Lot 6001

1

4700m2

120000 m2

4 per cent

Private
property

2A

1100m2

70900 m2

1.6 per cent

Hills Shire
Council

2B

3300m2

70900 m2

4.7 per cent

Hills Shire
Council

3

1700m2

1700m2

100 per cent

Hills Shire
Council

DP1036256
Lot 3002
DP879664
Lot 3002
DP879664
Lot 25
DP1046638

The resulting social infrastructure, business and amenity impacts that would result from the temporary property
leases are discussed further in the sections follow.
4.1.3

Social infrastructure

During construction, the proposal has the potential to impact on the following social infrastructure:


Bella Vista Farm



Norwest Private Hospital.

The impacts to each during construction of the proposal are discussed below.
The section of the farm grounds at Bella Vista Farm closest to Norwest Boulevard would be the site of ancillary
facilities 2A and 2B during construction. These areas would be subject to a temporary lease (see Section 4.1.2),
representing only 6.3 % of the total area of the Bella Vista Farm compound. This area is not used as heavily for
recreation due to its proximity to Norwest Boulevard and its distance from the heritage precinct. Impacts would
therefore be minimal.
This section of the Bella Vista Farm (i.e. closest to Norwest Boulevard and the northern end of Elizabeth
MacArthur Drive) may be impacted by increased construction noise, dust and traffic (impacts to amenity are
discussed further in Section 4.2.5). This may adversely change local amenity and impact on some peoples’ use
and enjoyment of these areas. These impacts are likely to be minimal, however, as most amenities are located
away from the roads, with the closest being the picnic area that is about 80 metres east from the proposal.
Furthermore, the topography of the farm would likely shield the picnic area from any dust impacts. The social
infrastructure associated with the Farm are mostly used on weekends when works would be minimal.
The Bella Vista Farm heritage precinct, including homestead and farm buildings, is located about 300 metres
from the proposed works on Norwest Boulevard, and would not be affected by physical works or vibration. As the
heritage precinct is only open on the first Sunday of each month, when no construction work is proposed,
construction noise is not expected to impact on staff or visitor amenity.
The use of the land for ancillary areas has the potential to temporarily impact upon views to and from the
heritage estate. The landscape character and visual impact assessment (Section 6.3.3 in the REF) identified that
during construction of the proposal, the inclusion of the ancillary facilities within the Bella Vista Farm would have
a low-moderate impact for ancillary facility 2B, given the site would form part of the overall construction impact
of the proposal. The assessment identified a high impact for ancillary facility 2A given the passive nature of the
space and the level of change proposed. Impacts during construction would only be temporary in nature and
would be managed via management measures outlined in Section 6.3.4 of the REF. Further heritage impacts are
discussed in Section 6.6 of the REF.
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Elizabeth Macarthur Drive provides access from Norwest Boulevard to the Norwest Private Hospital from the
north. Temporary changes to local road conditions at Norwest Boulevard and Elizabeth Macarthur Drive may
delay access to the hospital for some users or emergency vehicles. Direct access to the hospital from Old
Windsor Road via Norbrik Drive would be unaffected.
Potential impacts on social infrastructure, including amenity and access changes, would be managed through
the implementation of safeguards and management measures outlined in Section 5. Ongoing communication
with managers of social infrastructure directly affected by the proposal and emergency services would also assist
in managing potential impacts for the staff and users of these facilities.
4.1.4

Local business

The construction of the proposal would result in potential impacts to the following businesses:


ResMed headquarters



McDonalds



Woolworths Group offices



Shell service station development.

The potential construction impact to each are discussed in detail below.
A temporary ancillary facility is proposed to be located on vacant land at the southwest corner of Norwest
Boulevard and Elizabeth Macarthur Drive, within the ResMed headquarters site. The ancillary facility would be
located around 100 metres from buildings on the site and is not expected to impact on company operations at
the headquarters. Establishment of the ancillary facility and the strip property acquisition discussed in
Section 4.1.2 and Section 4.2.2 would require the removal of the ResMed signage and entrance feature on the
corner of the intersection of Norwest Boulevard and Elizabeth Macarthur Drive, as well as fencing and tree
plantings along the northern edge of the property. This would temporarily increase the exposure of the buildings
and open space on the property to traffic on Norwest Boulevard, but is not expected to impact on the operation
of the business.
McDonalds and the Shell service station development would be subject to potential access impacts, as described
in Section 4.1.1 due to the proposed tie-in works at the Lexington Drive left-in / left-out driveway to McDonalds
and the relocation of the McDonalds sign. At the Shell service station development property adjustments would
include reinstating landscaping and construction of a retaining wall. There would also be minor changes to
business access during construction due to utility and pavement adjustments which may involve temporarily
narrowing the driveway entrance.
During construction, there would be potential impacts on the Woolworths Group offices within the Business Park
north of Norwest Boulevard. This would include access impacts as a result of:


Tie in work to the existing Woolworths internal road



Removal/ relocation of access stairs from Lexington Drive southbound verge to Woolworths site



Relocation of Woolworths Group masonry signs at north-east corner of the intersection and at the site
access on Norwest Boulevard eastbound



Relocation of Woolworths service shed at north-east corner of the intersection



Adjustment to Woolworths utilities including telecommunication, gas, power, water and irrigation services



Adjustment of Woolworths private footpaths to tie-into new works.

The above proposed work would result in minimal impacts to the businesses within the Business Park that would
be temporary in nature. During construction additional temporary signage may be beneficial in improving
visibility of businesses that are still open.
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As identified in Section 4.1.1, the above businesses may experience short term access delays during
construction, and changes to amenity resulting from increased construction noise, and dust (refer Section 4.1.5)
These impacts are expected to be temporary and would be mitigated through the implementation of safeguards
and management measures outlined in Section 4.2.5.
Business owners indicated concerns with disruption to utilities, particularly telecommunication lines, during
construction that may affect their business operations. Utility impacts are discussed in Section 3.5 of the REF,
which notes that cables will require relocation outside of the proposed road widening. The extent of utility
impacts cannot be confirmed until detailed design is finalised, and Transport for NSW will continue to carry out
ongoing consultation with all utility providers in the area, as well as land owners, to refine utility modifications
and utility protection measures.
4.1.5

Amenity and community values

As discussed previously, the decision on which ancillary facility to progress would be determined at the detailed
design phase, therefore the proposal has assumed a worst-case scenario of all four ancillary facilities operating
during construction. One ancillary facility (AF1) would be located within property used for business (discussed in
Section 4.1.14), two would be within the Bella Vista Farm recreational area (AF2A, AF2B) (discussed in
Section 4.1.3) and one (AF3) would be located adjacent to the residential area by the roundabout which
connects to Westwood Way. Of the three sites, ancillary facility 3 would have the highest impacts on residential
amenity, including visual, noise, dust, construction traffic, general disturbance/disruption, to the adjacent
residences, because of its residential setting. The cumulative impact of all four ancillary facilities operating
under a worst-case scenario would be low-moderate due to the distance between the locations of each of the
ancillary facilities.
A CEMP would be prepared and this would ensure all measures are in place to minimise any impact to residents.
Mitigation measures would include limiting noise works to standard working hours and the use of quackers on
construction vehicles.
Increased construction noise, dust and traffic may have temporary adverse impacts on amenity for some
businesses and users of community facilities closest to construction activities. The effect of this impact would
depend on such things as the nature and type of business, but could include impacts on employee productivity,
ability to interact with customers, or changes to general business ambience. Local amenity changes are likely to
have the greatest impact on businesses that have outdoor or open customer areas or that are located closest to
the proposed construction works. It is expected that the amenity of the picnic and barbeque facilities at Bella
Vista Farm would be reduced during construction.
Construction would be carried out primarily during standard construction hours however some works would be
carried out during outside standard working hours in order to minimise disruption to daily traffic and disturbance
to surrounding land owners and businesses. However, impacts associated with out-of-hours works are generally
expected to be minor given the small number of residences potentially impacted and the location of the
residential uses relative to the proposed construction works. Where impacts are anticipated, including potential
sleep disturbance, a reasonable and feasible approach towards noise management, in accordance with the Roads
and Maritime Construction Noise and Vibration Guidelines (CNVG) (Roads and Maritime, 2016) would be
considered to reduce noise levels as much as possible to manage the impact from construction noise during
night time periods.
All sensitive receivers (eg schools, local residents) likely to be affected would be notified at least five days prior
to commencement of any work associated with the activity that may have an adverse noise or vibration impact.
Safeguards and management measures are described in Section 6.2.4 of the REF These impacts and possible
management measures are discussed in the relevant sections of the REF including Section 6.1 (Traffic and
transport) Section 6.2 (Noise and vibration) and Section 6.3 (Landscape character, visual assessment and urban
design). Additional mitigation measures to reduce the amenity impacts are outlined in Section 4.2.5.
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4.2

Operation

4.2.1

Access and connectivity

Operation of the proposal would improve access and connectivity within and through the study area and assist in
alleviating congestion along Norwest Boulevard. This would have beneficial impacts for motorists and bus
commuters, through improved travel times. The proposal would also improve the safety conditions for general
traffic and pedestrians and cyclists.
The upgrade of the intersection at Norwest Boulevard, Lexington Drive and Elizabeth Macarthur Drive would
include provision of pedestrian crossings. This would improve access and safety for pedestrians, particularly
across Norwest Boulevard. The footpaths along these roads would also be maintained minimising long-term
impacts on pedestrians.
The proposal would remove about 17 unrestricted on-road parking spaces on the southbound side of Elizabeth
Macarthur Drive. No replacement parking would be provided. Alternative unrestricted on-road parking would be
available within the surrounding side streets, and in the nearby commercial and industrial areas. Parking is also
provided within the business park and dedicated on-site parking is provided at most businesses in the area. This
removal of parking is most likely to affect visitors to events at Bella Vista Farm. Overall, this impact is considered
minor as alternative parking locations in and around the proposal would generally have capacity to
accommodate the loss of the 17 parking spaces.
Further discussion on traffic is provided in Section 6.1 (Traffic and transport) of the REF.
4.2.2

Property impacts

The proposal would require the partial acquisition of both Council owned and privately-owned properties. These
properties are listed in Table 4-2 and shown on Figure 4-1. The land acquisition area and property adjustment
work detailed in this table are indicative only. The items are to be confirmed pending discussions with
stakeholders and review of the project requirements.
While the proposal would result in acquisition of private and Council owned land, this would be minimal and
would not impact the operation of these facilities.
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Table 4-2 Extent of property impacts
Lot and DP

Description or work within property

Land acquisition

Total area

Acquisition type

Current owner

Land use
zone

553 m2

11700 m2

Partial

Private property

B7

Private property

B7

Private property

B7

Private property

B7

Full

Private property

B7

Partial

Private property

B7

Property adjustment
Lot 7035

•

Reinstatement of landscaping

DP1089408
Lots 1
DP271253

(4.7 per cent)
•

2

80 m

•
•
•
•

Tie-in Lexington Dr Left-In / Left-Out driveway to
McDonalds
Tie-in Norwest Blvd Left-In access to Shell Development
Relocation of the McDonalds sign
Reinstate landscaping
Retaining wall construction

Lots 2
DP271253

•
•

Reinstate landscaping
Retaining wall construction

1627 m2

Lots 4
DP271253

•

Reinstate landscaping

290 m2

Lot 705

•

Widening of Norwest Boulevard (location of left turn
lane)

627 m

•

Tie-in to Woolworths access on Norwest Boulevard with
existing Woolworths internal road.
Removal/ Relocation of access stairs from Lexington
Drive southbound verge to Woolworths internal road
footpath.
Relocation of Woolworths Group masonry sign at northeast corner of the intersection.
Relocation of Woolworths Group masonry sign at
Woolworths site access on Norwest Boulevard
eastbound.

2785 m2

DP1087092

Partial
(2.0 per cent)

4585 m2

Partial
(36 per cent)

17135 m2

Partial
(1.7 per cent)

DP1000143
Lot 8000

4076 m

2

•

•
•

2

627 m

2

89900 m2

(3.1 per cent)
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Lot and DP

Description or work within property

Land acquisition

Total area

Acquisition type

Current owner

Land use
zone

4220 m2

120000 m2

Partial

Private property

B7

•

Tie-in driveway on Elizabeth Macarthur Dr northbound
to ResMed site
Relocation of ResMed sign
Adjustment to ResMed utilities including
telecommunication, gas, power, water and irrigation
services
Reinstate landscaping

•
•
•

Relocation of Bella Vista Farm Sign
Reinstate landscaping
Earthworks for batters and to reinstate open grass drain

2080 m2

Hills Shire Council

RE1

N/A

N/A

N/A

Hills Shire Council

RE1

•

Tie-in driveway on Elizabeth Macarthur Dr southbound
to Bella Vista Farm site
Reinstate landscaping

Lots 3
DP271253

•

Reinstate landscaping

N/A

N/A

N/A

Private property

B7

Lot 102
DP817929

•

Tie-in driveway on Elizabeth Macarthur Dr southbound
to Bella Vista Farm site
Reinstate landscaping

N/A

N/A

N/A

Hills Shire Council

RE1

•
•

•
Lot 6001
DP1036256

Lot 3002
DP879664

•
•
•

Relocation of Woolworths service shed at north-east
corner of the intersection.
Adjustment to Woolworths utilities including
telecommunication, gas, power, water and irrigation
services.
Adjustment of Woolworths private footpaths to tie-into
new works. Reinstate landscaping

(3.5 per cent)

70900 m2

Partial
(2.9 per cent)

Property adjustment
Lot 102
DP817929

•

•
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Lot and DP

Description or work within property

Land acquisition

Total area

Acquisition type

Current owner

Land use
zone

Lot 7034
DP1089408

•

Potential to be impacted during detailed design
adjustments

N/A

N/A

N/A

Private property

B7

Lot 1
DP1057607

•

Potential to be impacted during detailed design
adjustments

N/A

N/A

N/A

Hills Shire Council

RE1

Lot 24
DP1046638

•

Potential to be impacted during detailed design
adjustments

N/A

N/A

N/A

Hills Shire Council

RE1

Lot 31
DP1036558

•

Potential to be impacted during detailed design
adjustments

N/A

N/A

N/A

Hills Shire Council

RE1

Lot 25
DP1046638

•

Potential to be impacted during detailed design
adjustments

N/A

N/A

N/A

Hills Shire Council

RE1
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4.2.3

Social infrastructure

As discussed in Section 4.2.2, the proposal would result in partial acquisition of property associated with the
Bella Vista Farm. This would not impact on the use of the Farm for recreational activities as this area represents
only 2.9 % of the total area of the Bella Vista Farm. This area is not used for recreation as heavily due to its
proximity to Norwest Boulevard and its distance from the heritage precinct. Impacts would therefore be minimal.
The proposal would support improved access to local and regional social infrastructure, such as Bella Vista Farm,
and Norwest Private Hospital, through reduced traffic congestion, improved access and connectivity, and
enhanced road safety for motorists and other road users travelling via Norwest Boulevard, Lexington Drive and
Elizabeth Macarthur Drive.
4.2.4

Local business

The partial acquisition of land on the properties within the proposal area that are used for businesses, namely
Norwest Business Park (particularly the McDonalds and Woolworths sites), and ResMed, is not expected to
impact on the ongoing operation or use of these businesses.
Benefits for local and regional businesses are likely to result from safer and improved access and efficiency for
motorists within the study area. This includes commercial vehicles and customers of local businesses. The
proposal would also assist in accommodating the projected growth in future jobs.
4.2.5

Amenity and community values

During operation, some businesses near the proposal may experience changes in amenity relating to changes in
traffic noise and visual impacts, as a consequence of the added lanes of traffic and the widened road bringing the
traffic slightly closer to roadside premises. This effect would be heightened by the removal of existing
landscaping and vegetation. The impacts of these changes are expected to be minor.
The proposal would require the removal of rows of established trees within the existing road reserve and
adjoining properties. These trees contribute to pleasant character and amenity for road users and users of
surrounding facilities and businesses. Where tree removal is required, Transport for NSW would provide
replacement trees either to be planted within the proposal area or an alternative area. This would be subject to
confirmation with The Hills Shire Council. As such, while this may temporarily impact on local amenity values,
these impacts would diminish over time as replacement plantings become established.

4.3

Summary of impacts

Table 4-3 summarises potential benefits and impacts of the proposal’s construction and operation on local and
regional communities and businesses. An evaluation of the significance of the impact is also provided based on
the evaluation framework identified in Section 1.6.3.
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Table 4-3 Summary of level of significance impact assessment
Summary of impact

Impact significance (without mitigation)
Sensitivity

Magnitude

Significance

Moderate

Low

Moderate-low

Management measure

Impact significance (with mitigation)
Sensitivity

Magnitude

Significance

Low

Low

Low

Moderate

Low

Moderate-low

Low

Low

Low

Moderate

Low

Moderate-low

Low

Low

Low

Low

Low

Low

Property impacts
Acquisition of private property and temporary
land lease



Rebuild and/or relocate affected
infrastructure (for example, fencing and
signage)



Replace affected landscaping



Implementation of environmental
management measures (for example,
noise and dust management)



Consultation with affected businesses



Maintain access to businesses during
opening hours



Consultation with affected businesses
about potential access changes



Implementation of environmental
management measures (for example,
noise and dust management)



Consultation with managers of affected
social infrastructure



Maintain alternative access close to the
proposal site for emergency services



Provide regular updates to emergency
services on construction staging and
potential delay issues



Implementation of environmental
management measures (for example,
noise and dust management)



Consultation with affected residents

Construction impacts
Local business and industry – impact on
business amenity

Local business and industry – disruption to
business access and parking

Amenity disruption to social infrastructure
(dust and noise and vibration)

Emergency services access

Community values – impacts on local amenity
due to increased construction noise, dust and
out of hours work

Moderate

Moderate

Moderate

Low

Moderate

Low

Low

Moderate

Low

Moderate

Moderate-low

Moderate-low

Moderate

Moderate-low

Moderate
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Summary of impact

Impact significance (without mitigation)
Sensitivity

Traffic delays and disruptions

Temporary changes to public transport
services

Disruption to pedestrian and cycle access

High

High

High

Magnitude

Mod

Mod

Low

Management measure

Significance

High-moderate

High-moderate

Moderate



Consider restriction of use of noise
intensive equipment during night works



Implementation of traffic management
measures



Consultation and communication about
potential changes



Implementation of traffic management
measures



Consultation and communication about
potential changes



Implementation of traffic management
measures



Consultation and communication about
potential changes

Impact significance (with mitigation)
Sensitivity

Magnitude

Significance

Moderate

Moderate

Moderate

Moderate

Moderate

Moderate

Moderate

Low

Moderate-low

Operation impacts
Local business and industry – changes to
parking conditions (other locations)

Low

Low

Low



Consider implementation of additional
parking controls

Low

Low

Low

Community values – impacts to local amenity
(removal of trees and amenity plantings)

Low

Low

Low



Consider replacement trees either to be
planted within the proposal area or an
alternative area.

Negligible

Low

Negligible

30

Norwest Boulevard Upgrade Socio-economic Impact Assessment

5.

Safeguards and management measures

The proposed safeguards and management measures for socio-economic impacts are listed in Table 5-1. Other
safeguards and management measures that would address socio-economic impacts are identified in the
following chapters of the REF:


Chapter 6.1 Traffic and transport



Chapter 6.2 Noise and vibration



Chapter 6.3 Landscape character and visual impacts



Chapter 6.11 Air quality.

Table 5-1 Mitigation measures
Impact

Environmental Safeguards

Responsibility

Timing

Community
engagement

A Communication and Stakeholder Engagement
Plan (CSEP) will be prepared and implemented
as part of the Construction environmental
management plan (CEMP) to help provide timely
and accurate information to the community
during construction. The CSEP will include (as a
minimum):

Contractor

Detailed design /
pre-construction

Transport for NSW will continue to consult with
directly affected property owners throughout the
detailed design phase.

Transport for
NSW

Detailed design

All property acquisition will be carried out in
accordance with the Land Acquisition
Information Guide (Roads and Maritime, 2014b),
the Land Acquisition (Just Terms Compensation)

Transport for
NSW

Detailed design,
pre-construction

 Mechanisms to provide details and timing of
proposed activities to affected residents,
business owners and commuters including
changed traffic and access conditions and
amenity impacts
 Mechanisms to provide details to managers of
social infrastructure near to the proposed
works (e.g. Bella Vista Farm) about potential
construction activities, timing, impacts and
management measures
 Provide regular updates to emergency
services on construction staging and potential
delay issues
 Mechanisms to provide details about
proposed changes to emergency services and
managers of surrounding community facilities
 Contact name and number for complaints.
The CSEP will be prepared in accordance with the
Community Involvement and Communications
Resource Manual (RTA, 2008), and in
consultation with the Hills Shire Council.
Property
acquisition
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Impact

Environmental Safeguards

Responsibility

Timing

Act 1991 and the NSW Government Land
Acquisition Reform 2016.
Impact of
ancillary
facilities

At completion of the works, the ancillary facilities
will be restored to pre-existing conditions or to a
condition agreed with the land owner.

Construction
contractor

Post-construction

Construction
staff parking

The construction contractor will provide suitable
off-street parking to accommodate workers that
does not impact on local businesses.

Contractor

Construction

The Construction Traffic Management Plan
(TMP) will include appropriate measures to
prevent construction staff from utilising these
public parking areas.
Impacts to
McDonalds and
Shell Service
Station
operations

The construction contractor would consult with
the operator of the McDonalds restaurant and
the Shell Service Station during the preparation
of the TMP.

Contractor

Pre-construction

Impacts to
business during
construction

Opportunities to provide additional directional
and promotional signage to businesses in the
vicinity of the proposal during construction will
be explored in consultation with the property
owners and operators.

Transport for
NSW

Detailed design

Impacts to social
infrastructure –
Norwest Private
Hospital

Access will be maintained to Norwest Private
Hospital for ambulance and hospital users on
Norbik Drive.

Transport for
NSW

Detailed design

Impacts of
potential
ancillary facility
on ResMed site

The potential ancillary facility will be screened
and secured from other operations on the
ResMed site during construction and will be left
clean and tidy at the end of each day.

Contractor

Construction

Impacts from
street tree,
fencing and
signage removal

During detailed design a landscaping design plan
would be prepared that identifies opportunities
for the replacement of the street trees, fencing
and signage removed by the proposal.

Transport for
NSW

Detailed design
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6.

Conclusion

Transport for NSW proposes to upgrade the existing roundabout at the intersection of Norwest Boulevard,
Lexington Drive and Elizabeth Macarthur Drive to a signalised intersection. Key features of the proposal include
widening of lanes at Norwest Boulevard and Lexington Drive, removal of the existing roundabout at the
intersection of Norwest Boulevard and Elizabeth Macarthur Drive/Lexington Drive and construction of a new
signalised intersection, removal of portions of the existing landscaped median and roadside vegetation on
Norwest Boulevard, Lexington Drive and Elizabeth Macarthur Drive.
This SEIA has assessed the positive and negative socio-economic impacts that would occur during construction
and operation of the proposal. The assessment has had regard to the existing context of the proposal, the
contribution of other specialist studies, outcomes from community consultation and the adoption of appropriate
mitigation measures.
The intersection currently experiences large volumes of traffic and congestion, notably during weekday peak
times with commuters using Norwest Boulevard as an arterial road to connect from Old Windsor Road to the
west and Windsor Road to the east, and to gain access to the Norwest Business Park. The level of development
proposed in conjunction with the Sydney Metro Northwest is expected to place increased pressure on the
surrounding road network, and on the capacity of the intersection.
The proposal would support new development in the area by improving the efficiency and safety of the
intersection. It would also support the movement and access needs of public transport, and improve the
connectivity of the overall road network in and around the major employment area of the Norwest Business Park.
In the long term, the proposal is expected to provide a range of socio-economic benefits for both the local and
broader community including:


Reduced traffic congestion and improved traffic flow on Norwest Boulevard



Improved safety for all road users



Improved active transport facilities for pedestrians and cyclists



Improved reliability for public transport, freight and business vehicles, with flow on local, regional and statewide economic benefits.

While the concept design has sought to minimise the impacts of the proposal to the best possible extent, the
proposal is expected to have some negative impacts. During construction, there is expected to be a certain
degree of disruption and negative impacts on the socio-economic environment. These would include additional
traffic delays and disruptions, temporary changes to local access and connectivity and local amenity impacts
(visual, noise, vibration and dust). These would need to be carefully and proactively managed with businesses,
social infrastructure providers and local residents being notified and effectively engaged with throughout the
process. This would be managed and mitigated through mitigation measures outlined in this paper.
In operation, the proposal would incorporate new roadside landscaping and urban design treatments to offset
any likely long-term socio-economic impacts associated with the widened road, or with the traffic lanes being
brought closer to roadside premises.
The Norwest Boulevard Upgrade proposal would support the movement and access needs of public transport
and improve the overall road network in and around the major economic growth centre which sits on Norwest
Boulevard. Overall the negative impacts of the proposal can be successfully managed with the implementation
of mitigation measures identified in this report. It is anticipated that the proposal would have an overall
beneficial impact on the Bella Vista area and the wider region in terms of socio-economic outcomes.
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Appendix A. Summary of business survey findings
Date sent out

20 January 2020

Number distributed

7

Number of participants

5

Industry type







Retail trade
Manufacturing
Construction
Arts and recreation services
Fast-food restaurant

Nature of business






Supermarket
Cafes/restaurant
Corporate office
Public park

No. of Employees (per business)

 More than 50 employees (on average)

Peak trading days






Years of business operation

 At least 10 years (60% of businesses)
 Less than 5 years (40% of businesses)

Primary customers

 Locals
 Visitors

Business generated from passing trade

 Less than 25%

Expected impacts during construction

 Mostly negative

Expected impacts during operation

 Neutral or positive

Suggested measures to be put in place during
construction to minimise impacts

 Safety fencing
 Communication with
businesses
 Avoid construction during
peak hour
 Night works

Monday
Tuesday
Friday
Saturday

 Dust and vibration
controls
 Clear signage
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