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COMMUNITY FORUM 

There were no addresses to Council during Community Forum. 
 
7.26pm Councillor Preston having previously declared a non-pecuniary less than 

significant conflict of interest left the room for Item 2 and returned at 7.49pm at 
the start of Call of the Agenda. 

 

ITEM-2 FURTHER REPORT - PLANNING PROPOSAL - 25-31 
BROOKHOLLOW AVENUE, NORWEST (NORWEST 
STATION SITE) (6/2019/PLP)   

 

 
A MOTION WAS MOVED BY COUNCILLOR THOMAS AND SECONDED BY 
COUNCILLOR DR GANGEMI THAT  
 
1.  The planning proposal for land at 25-31 Brookhollow Avenue, Norwest (Lot 71 DP 

1252765) (6/2019/PLP) be forwarded to the Department of Planning, Industry and 
Environment for a Gateway Determination to amend The Hills Local Environmental 
Plan 2012 as follows: 

 
a)  Amend the Floor Space Ratio Map from 1:1 to part 4.1:1 and part 6.5:1; 
b)  Amend the Height of Buildings Map from RL 116 metres (approx. 8 storeys) to 

part RL 135.65 metres (11 storeys) and part RL 184.25 metres (25 storeys); 
c)  Amend the Lot Size Map from 8,000m2 to 3,500m2; and 
d)  Amend Schedule 1 and the associated Additional Permitted Uses Map to permit 

‘neighbourhood supermarkets’ (up to 1,000m2) as an additional permitted use on 
the site. 

 
2.  Draft The Hills DCP 2012 (Part D Section 23 – Norwest Station Site) (Attachment 4), 

be amended to include the minimum parking within table 2 of this report and exhibited 
concurrently with the Planning Proposal. 

 
3.  Council undertake discussions with the Proponent to establish a mechanism to 

address the increased demand for local infrastructure generated by future 
development. 

 
4.  Following these discussions, and prior to any public exhibition of the planning 

proposal, a further report on any proposed mechanism be reported to Council for 
consideration. 

 
THE MOTION WAS PUT AND CARRIED UNANIMOUSLY. 

367 RESOLUTION 

1.  The planning proposal for land at 25-31 Brookhollow Avenue, Norwest (Lot 71 DP 
1252765) (6/2019/PLP) be forwarded to the Department of Planning, Industry and 
Environment for a Gateway Determination to amend The Hills Local Environmental 
Plan 2012 as follows: 

 
a)  Amend the Floor Space Ratio Map from 1:1 to part 4.1:1 and part 6.5:1; 
b)  Amend the Height of Buildings Map from RL 116 metres (approx. 8 storeys) to 

part RL 135.65 metres (11 storeys) and part RL 184.25 metres (25 storeys); 
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c)  Amend the Lot Size Map from 8,000m2 to 3,500m2; and 
d)  Amend Schedule 1 and the associated Additional Permitted Uses Map to permit 

‘neighbourhood supermarkets’ (up to 1,000m2) as an additional permitted use on 
the site. 

 
2.  Draft The Hills DCP 2012 (Part D Section 23 – Norwest Station Site) (Attachment 4), 

be amended to include the minimum parking within table 2 of this report and exhibited 
concurrently with the Planning Proposal. 

 
3.  Council undertake discussions with the Proponent to establish a mechanism to 

address the increased demand for local infrastructure generated by future 
development. 

 
4.  Following these discussions, and prior to any public exhibition of the planning 

proposal, a further report on any proposed mechanism be reported to Council for 
consideration. 

 
Being a planning matter, the Mayor called for a division to record the votes on this matter 
 
VOTING FOR THE MOTION 
Mayor Dr M R Byrne 
Clr R Jethi 
Clr F P De Masi 
Clr A N Haselden  
Clr E M Russo 
Clr Dr P J Gangemi  
Clr A J Hay OAM 
Clr B L Collins OAM 
Clr M G Thomas 
Clr R M Tracey 
 
VOTING AGAINST THE MOTION 
None 
 
MEETING ABSENT 
Clr S P Uno  
Clr J Jackson  
 
ABSENT FROM THE ROOM  
Clr R A Preston 

 

CALL OF THE AGENDA  

 
A MOTION WAS MOVED BY COUNCILLOR RUSSO AND SECONDED BY COUNCILLOR  
DE MASI THAT items 3, 4, 5, 6, 7, 9, 10, 11, 12, 13, 14 and 15 be moved by exception and 
the recommendations contained therein be adopted.  
 
THE MOTION WAS PUT AND CARRIED. 
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ITEM-2 FURTHER REPORT - PLANNING PROPOSAL - 25-31 

BROOKHOLLOW AVENUE, NORWEST (NORWEST 
STATION SITE) (6/2019/PLP)  

 

THEME: Shaping Growth 

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

STRATEGY: 
5.1 The Shire’s natural and built environment is well managed 
through strategic land use and urban planning that reflects our 
values and aspirations. 

MEETING DATE: 23 JULY 2019 
COUNCIL MEETING 

GROUP: SHIRE STRATEGY, TRANSFORMATION AND SOLUTIONS 

AUTHOR: 
SENIOR TOWN PLANNER 
ALICIA IORI 

RESPONSIBLE OFFICER: 
MANAGER – FORWARD PLANNING 
NICHOLAS CARLTON 

 
EXECUTIVE SUMMARY 
It is recommended that the Planning Proposal for land at 25-31 Brookhollow Avenue, 
Norwest (Lot 71 DP 1252765) be forwarded to the Department of Planning, Industry and 
Environment for a Gateway Determination to amend The Hills Local Environmental Plan 
2012 as follows: 
 

a)  Amend the Floor Space Ratio Map from 1:1 to part 4.1:1 and part 6.5:1; 
b)  Amend the Height of Buildings Map from RL 116 metres (approx. 8 storeys) to part RL 

135.65 metres (11 storeys) and part RL 184.25 metres (25 storeys); 
c)  Amend the Lot Size Map from 8,000m2 to 3,500m2; and 
d)  Amend Schedule 1 and the associated Additional Permitted Uses Map to permit 

‘neighbourhood supermarkets’ (up to 1,000m2) as an additional permitted use on the 
site. 

 
This proposal was previously considered by Council on 11 June 2019. The previous report to 
Council’s Ordinary Meeting on 11 June 2019 contains a detailed description of the proposal 
and consideration of strategic and site specific matters (provided as Attachment 1 to this 
report). At this meeting, Council resolved to defer the planning proposal to allow for a further 
report containing additional information relating to: 
 
 The proposed variation to car parking rates; 
 Impacts on the local road network and parking in the locality; 
 Shadow impacts from the proposal on properties and public domain to the south; and 
 Local infrastructure improvements that this development should contribute towards. 

 
This report seeks to provide Council with additional information submitted by the Proponent 
in response to the matters raised by Council on 11 June 2019. It is considered that the 
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additional information submitted is sufficient to enable the proposal to proceed to the next 
stage of the planning proposal process (forwarding to the Department for Gateway 
Determination). 
 
It is further recommended that a new draft section of The Hills Development Control Plan 
2012 (Part D Section 23 – Norwest Station Site) (Attachment 4) be exhibited concurrently 
with the planning proposal and that Council undertake discussions with the proponent with 
respect to establishment of a mechanism which addresses the increased demand for local 
infrastructure as a result of the proposal. 
 
The planning proposal seeks to facilitate a high density mixed use commercial, retail and 
hotel development comprising three main buildings with heights up to 25 storeys, 23 storeys 
and 11 storeys, adjoining Norwest Station. The proposal seeks to enable significant uplift 
and a commercial-only development outcome on regionally significant employment land, 
consistent with the applicable strategic planning framework. 
 
APPLICANT 
Landcom 
 
OWNER 
Sydney Metro 
 
THE HILLS LEP 2012 AND STRATEGIC PLANING FRAMEWORK 
 Existing 

(LEP 2012) 
NWRL  

Corridor 
Strategy 

Hills  
Corridor 
Strategy 

Proposed 

Zone B7 Business 
Park No change No change No change 

Height RL 116 metres 
(7-8 storeys) 

Up to 30 
storeys 

Up to 22 
storeys 

Part RL 135.65 (11 st) 
Part RL 184.25 (25 st) 

Floor Space 
Ratio 

1:1 
(incl. station 

lot) 

4:1 
(incl. station 

lot) 

4.5:1 
(incl. station 

lot) 

Part 4.1:1 
Part 6.5:1 

(excl. station lot) 
 

Total development is 
equivalent to 3.1:1 

across the site (incl. 
station lot). 

Potential GFA  16,720m2 66,880m2 75,240m2 52,000m2 

Minimum Lot 
Size 8,000m2 - - 3,500m2 

Addl. Permitted 
Use - - - 

‘Neighbourhood 
Supermarket’ 

(max. 1,000m2) 
 
POLITICAL DONATIONS 
Nil disclosures by Proponent.  
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BACKGROUND 
At its meeting of 11 June 2019, Council considered a report on the Planning Proposal for 
land at 25-31 Brookhollow Avenue, Norwest (the Norwest Station Site) (6/2019/PLP). 
 
The proposal seeks to facilitate a high density mixed use commercial, retail and hotel 
development comprising three main buildings with heights up to 25 storeys, 23 storeys and 
11 storeys, adjoining Norwest Station. To achieve this, the proposal would amend The Hills 
Local Environmental Plan 2012 as follows: 
 
 Amend the Floor Space Ratio Map from 1:1 to part 4.1:1 and part 6.5:1; 
 Amend the Height of Buildings Map from RL 116 metres (approx. 8 storeys) to part RL 

135.65 metres (11 storeys) and part RL 184.25 metres (25 storeys); 
 Amend the Lot Size Map from 8,000m2 to 3,500m2; and 
 Amend Schedule 1 and the associated Additional Permitted Uses Map to permit 

‘neighbourhood supermarkets’ (up to 1,000m2) as an additional permitted use on the site. 
 
The site and indicative images of the proposal are provided in the figures below: 
 

 
Figure 1 

Aerial view of the site and surrounding locality 
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Figure 2 

Photomontage of revised concept submitted by proponent 
 

 
Figure 3 

Site layout plan of revised concept submitted by proponent 
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Further detailed information on the proposal, including an assessment of the strategic and 
site specific merits, is provided within the previous report to Council’s Ordinary Meeting of 11 
June 2019 (Attachment 1 to this report). 
 
At its meeting of 11 June 2019, Council considered the proposal and resolved as follows: 
 

‘Planning Proposal 6/2019/PLP be deferred to allow for a further report that: 
 
a. Justifies, through evidence, the proposed variation of car parking rates for the 

development. 
b. The demand of the development upon the local car parking and street network can 

support the traffic and parking generated by the proposed floor space. 
c. Examines in detail the shadow impact upon the properties to the south and upon the 

public domain to the south of the development to test whether the solar access 
standards are appropriate. 

d. Identifies the local infrastructure improvements that this future development should 
fund or contribute towards.’ 

 
REPORT 
The purpose of this report is to outline additional information submitted by Landcom in 
response to the matters raised within Council’s resolution of 11 June 2019. The additional 
information submitted by Landcom is provided as Attachment 2 to this report. 
 
a. Car Parking and Traffic 
The proposal submitted by Landcom sought to impose a cap of 360 car parking spaces to 
service the future development on the site. This rate of provision represents a significant 
reduction from Council’s existing DCP controls which would require a minimum of 1,327 
spaces. 
 
In recognition of the strategic role of the site and its location immediately adjoining a metro 
station, reduced car parking rates are considered imperative. The additional information 
submitted by Landcom (Attachment 2) notes that the site has the highest level of 
accessibility in the Norwest Business Park, being directly adjacent to the new Metro station. 
Over time there is likely to be a significant change in travel behaviour (mode shift) within 
Norwest Precinct as a result of the operation of the Sydney Metro Northwest. However, 
given the Metro has only recently opened, it is acknowledged that it will take some time to 
understand the specific extent of mode shift that will occur. 
 
The Proponent has submitted additional information highlighting the benefits of reduced 
parking rates in generating high quality places, namely clean, green and safe streets. 
Savings from reduced parking rates can equate to approximately $60k - $70k per space 
(source: Rawlinson Construction Handbook), which in turn provides opportunities to increase 
and enhance public domain outcomes. 
 
Information submitted by Landcom demonstrates that the proposed concept will provide 
spacious, attractive and comfortable public domain comprising a generous public plaza 
embellished with quality landscaping, seating, activation and public art. These requirements 
have been translated into development controls within the draft DCP (Attachment 4) which 
will require the provision of these outcomes as part of any future development on the site. 
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Figure 4 

Photomontage of public domain 
 
The Proponent has also submitted analysis of other employment zones across Sydney 
which found that centres with good train and bus connections typically adopt parking rates of 
between 1 space per 90m2 and 1 space per 200m2 for commercial offices. 
 
Council officers have undertaken further detailed analysis of other high density employment 
centres which are serviced by high frequency public transport. These centres include 
Macquarie Park, St Leonards, Parramatta, Chatswood, Bondi Junction and North Sydney. 
Whilst these locations are not considered to be directly comparable to the site in terms of 
character, scale and built form, they are considered to provide a reasonable indication of 
future travel behaviour to assist with establishing an assumption regarding the likely future 
vehicular trips/parking requirements associated with the subject development. 
 
The analysis has considered 2011 Census Journey to Work data to determine the 
percentage of workers that drive to work by private vehicle (unfortunately, Journey to Work 
data derived from the 2016 Census is not available for specific employment areas). Based 
on the 2011 data, the percentage of workers that drove to work at each location was as 
follows: 
 
 Macquarie Park – 64% 
 St Leonards – 40% 
 Parramatta – 40% 
 Chatswood – 39% 
 Bondi Junction – 32% 
 North Sydney – 23% 

 
On average, approximately 40% of all workers within the above centres drove to work via 
private vehicle. 
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It should be noted that whilst Macquarie Park has been included within list of comparable 
centres, the operation of the Epping to Chatswood rail line (through Macquarie Park) only 
commenced in 2009. It is likely that patronage of the railway would have increased 
significantly in the years following its opening. 
 
Whilst 2016 Journey to Work Data is not available specifically for Macquarie Park, data is 
available at the SA2 Statistical Level which is a larger area encompassing land within the 
suburbs of Macquarie Park and Marsfield. Analysis of the data for this area demonstrates 
that the percentage of workers driving to work by private vehicle was approximately 59% in 
2016. It is reasonable to assume that this reduction would be greater in the business park, 
which is a more concentrated area with greater accessibility to the station. Alternatively, if 
Macquarie Park were excluded from the analysis, the average percentage of workers that 
drive to work within the above centres is closer to 30%. 
 
Utilising a range of 30-40%, the following tables provide a breakdown of the anticipated 
number of workers that would likely access the subject site using private vehicle and as a 
result, the likely demand for parking spaces. This is then translated into equivalent parking 
rates for the subject site that would be required to meet the forecast demand. 
 

Proposed 
Land Use 

Proposed 
GFA Workers 

Worker 
Parking 
Spaces 
(30%) 

Customer/ 
Visitor 
Parking 
Spaces 

Total 
Parking 
Spaces 

Equivalent 
Parking Rate 

Office 39,455m2 1,600 480 Nil 480 1 per 80m2 

Retail 3,900m2 100 30 Nil 30 1 per 130m2 

Hotel 110 Rooms 40 12 28* 40 1 per 4 
rooms 

TOTAL - 1,740 522 28 550 - 
Table 1 

Potential parking provision based on 30% of workers driving to work 
* Note: visitor spaces based on RMS Rate of 1 space per 4 rooms 

  
 

Proposed 
Land Use 

Proposed 
GFA Workers 

Worker 
Parking 
Spaces 
(40%) 

Customer/ 
Visitor 
Parking 
Spaces 

Total 
Parking 
Spaces 

Equivalent 
Parking Rate 

Office 39,455m2 1,600 640 Nil 640 1 per 60m2 

Retail 3,900m2 100 40 Nil 40 1 per 100m2 

Hotel 110 Rooms 40 16 28* 44 1 per 4 rooms 

TOTAL - 1,740 696 28 724 - 
Table 2 

Potential parking provision based on 40% of workers driving to work 
* Note: visitor spaces based on RMS Rate of 1 space per 4 rooms 

 
Based on the above, appropriate parking provision for the site would be in the range of 550 
to 724 spaces. Given the inclusion of Macquarie Park may unrealistically skew the data (due 
to the likely impact of the delivery of rail infrastructure at this location not yet being reflected 
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in Journey to Work data) and noting that the subject site has the highest level of accessibility 
to the Metro of any land within the Norwest Precinct, it is considered that the lower end of 
the car parking range (550 spaces) would more likely reflect future travel behaviour and the 
expected parking demand for the site. 
 
With respect to the provision of no customer car parking spaces for the retail component, it is 
important to recognise the nature and role of the proposed retail offer. It is considered that 
the proposed retail uses will predominantly serve the local working population and 
commuters of the Sydney Metro Northwest. The scale of the retail offering is unlikely to 
attract a wider catchment, nor would this be desirable from a traffic generation perspective. 
Accordingly, it is proposed that parking only be provided for the retail employees in 
accordance with the anticipated vehicle trip generation and that no parking be provided for 
customers. This will reduce potential driving trips and ensure the key role of the retail is to 
serve passing foot traffic from the commercial offices, hotel/serviced apartments or patrons 
of the Metro. 
 
Any parking requirements associated with customers of food and drink premises during 
evening/night trading could likely be satisfied through appropriate shared parking 
arrangements with the office component of the development. 
 
The Traffic and Parking Assessment, originally submitted with the proposal, includes data on 
trip generation rates per parking space for comparable employment centres including North 
Sydney, Chatswood, Macquarie Park and Parramatta. These generation rates are based on 
the survey data within the RMS Technical Direction 2013/04a. The following table outlines 
the average trip generation rates per parking space for each land use proposed as part of 
the Proponent’s concept. 
 

75. Land Use 76. Office 77. Retail 78. Hotel 
79. AM Peak 

Generation 
Per Parking 
Space 

80. 0.4 81. 0.4 82. 0.44 

83. PM Peak 
Generation 
Per Parking 
Space 

84. 0.25 85. 0.4 86. 0.44 

 Table 3 
Trip Generation Rates for Similar Employment Centres 

 
The rates for retail are similar to the office component which is lower than might be 
expected.  However, this is considered reasonable as the retail component is primarily 
intended to serve a local walk-up catchment and passing trade to and from the station. The 
trip rates for the hotel are also relatively low given that check in/out generally does not align 
with road network peak times. 
 
Utilising the above rates, the following table identifies the potential trips that could be 
generated by the proposal depending on the amount of parking proposed. 
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Land 
Use 

Existing DCP Controls Proponent  
(360 spaces) 

Recommended 
(550 spaces - Table 1) 

AM Trips PM Trips AM Trips PM Trips AM Trips PM Trips 
Office 395 247 109 68 192 120 
Retail 84 84 12 12 12 12 
Hotel 57 57 24 24 18 18 
TOTAL 536 388 145 104 222 150 

Table 4 
Potential Trips Generated by the Proposed Concept 

 
As demonstrated above, the proposed parking rates in Table 1 would generate 
approximately 222 and 150 trips during the AM and PM peaks respectively. In comparison, a 
proposal compliant with Council’s existing parking controls would generate significantly more 
additional traffic, being 536 and 388 trips during the AM and PM peaks respectively. 
 
The Norwest Precinct is already congested during peak periods. As can be seen from the 
above tables, there is a strong relationship between the provision of car parking spaces and 
traffic generation. Given that the subject site has a high degree of accessibility to Norwest 
Station, consideration of reduced parking provision to a level which will still meet future 
demand would assist in minimising traffic generation and vehicular movement from the site 
and within the broader Norwest Precinct. 
 
The Proponent has highlighted that the planning proposal was considered by The Hills Local 
Planning Panel on 15 May 2019. The Panel was generally supportive of the recommended 
reduced parking rates for the subject site. The Panel noted however that there may be merit 
for a further reduction of parking provision (below the 360 spaces proposed by the 
Proponent) following the completion of the detailed traffic modelling for Norwest Precinct, in 
recognition of site’s proximity to the station and to assist in reducing traffic generation. 
 
The requirement for additional basement levels may also significantly alter the feasibility and 
potential outcomes on the site. For example, a development on the site providing 550 
parking spaces would require approximately three basement levels whilst a development 
compliant with Council’s existing DCP controls would require up to seven basement levels. 
 
It is considered that the proposed parking rates in Table 1 are sufficient to apply to this 
proposal as an interim indication of likely parking requirements in the future. The Proponent 
has indicated a willingness to proceed with the proposal, utilising an indicative parking 
requirement of 550 spaces. The determination of the final rate for the provision of parking on 
this site need not be finalised at this early stage in the planning proposal process and can be 
further informed by the detailed traffic modelling for Norwest Precinct, once completed. This 
modelling will provide further information regarding supportable traffic volumes for the 
precinct and mode shift likely to occur following commencement of operation of the Metro. 
 
Accordingly, it is recommended that the car parking rates within Table 1 be included within 
the draft DCP and be subject to further review following the outcomes of the traffic modelling 
for Norwest Precinct, prior to the finalisation of the planning proposal. 
 
b. Overshadowing 
Consideration has been given to the potential overshadowing impact of the proposal on 
properties to the south of the subject site. A detailed overshadowing analysis has been 
undertaken by Scott Carver (urban designers) to assess the impact of the proposal on 
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properties to the south within Ridgehaven Place, Jacqui Circuit, Evesham Court and Barina 
Downs Road (being areas containing residential uses sensitive to overshadowing). The 
overshadowing analysis models overshadowing impacts in 15 minute increments between 
9am and 3pm on the winter solstice and is provided as Attachment 3 to this report. 
 
The overshadowing analysis demonstrates that at least 50% of the private open space of all 
lots to the south of the site will receive direct sunlight for more than 4 hours between 9am 
and 3pm on the winter solstice. This is considered reasonable and will enable compliance 
with the minimum solar access requirements within existing and proposed DCP controls. 
Any final design for development on the site would also be required to comply with these 
controls as part of any future development application. 
 
c. Local Infrastructure 
The proposal precedes the completion of detailed precinct planning or infrastructure analysis 
for Norwest Precinct which would determine the local infrastructure required to support 
anticipated redevelopment. However, the Proponent has confirmed their intention to work 
with Council to determine and secure a fair and reasonable contribution towards future 
infrastructure improvements that will be required to support increased commercial yields on 
this site and more broadly throughout the Business Park. 
 
Given the proposed outcome is largely consistent with the applicable strategic planning 
framework in terms of land use (commercial only), yield and built form, it is reasonable to 
facilitate the progression of this proposal to Gateway Determination, alongside discussions 
with the proponent to establish an appropriate mechanism for securing development 
contributions. 
 
IMPACTS 
Financial 
This matter has no direct financial impact upon Council's adopted budget or forward 
estimates. 
 
Strategic Plan - Hills Future 
The Hills Future aims to manage new and existing development with a robust framework of 
policies, plans and processes that is in accordance with community needs and expectations. 
The proposal will capitalise on the strategic location of the site and contribute to the 
achievement of job targets for Norwest Business Park in response to the delivery of the 
Sydney Metro Northwest. 
 
RECOMMENDATION 
1.  The planning proposal for land at 25-31 Brookhollow Avenue, Norwest (Lot 71 DP 

1252765) (6/2019/PLP) be forwarded to the Department of Planning, Industry and 
Environment for a Gateway Determination to amend The Hills Local Environmental 
Plan 2012 as follows: 

 
a)  Amend the Floor Space Ratio Map from 1:1 to part 4.1:1 and part 6.5:1; 
b)  Amend the Height of Buildings Map from RL 116 metres (approx. 8 storeys) to 

part RL 135.65 metres (11 storeys) and part RL 184.25 metres (25 storeys); 
c)  Amend the Lot Size Map from 8,000m2 to 3,500m2; and 
d)  Amend Schedule 1 and the associated Additional Permitted Uses Map to permit 

‘neighbourhood supermarkets’ (up to 1,000m2) as an additional permitted use on 
the site. 
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2.  Draft The Hills DCP 2012 (Part D Section 23 – Norwest Station Site) (Attachment 4), 
be exhibited concurrently with the Planning Proposal. 

 
3.  Council undertake discussions with the Proponent to establish a mechanism to 

address the increased demand for local infrastructure generated by future 
development. 

 
4.  Following these discussions, and prior to any public exhibition of the planning 

proposal, a further report on any proposed mechanism be reported to Council for 
consideration. 

 
ATTACHMENTS 
1. Council Report and Resolution, 11 June 2019 (48 Pages) 
2. Additional Information Letter from Proponent (2 pages) 
3. Overshadowing Analysis prepared by Scott Carver (2 pages) 
4. Draft The Hills DCP 2012 Part D Section 23 – Norwest Station Site (15 pages) 
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