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1 Introduction 

1.1 Overview 

This Planning Proposal is prepared on behalf of the proponent, Eden Brae Homes Investments Pty Ltd (Eden Brae) by Calibre 

Consulting (NSW) Pty Ltd, and supports planning amendments to The Hills Local Environmental Plan 2012 (LEP) in relation to 

the subject site, being Lot 4026 in DP 873565, also known as 8 Solent Circuit, Baulkham Hills (the site). The proposal seeks to 

amend the floor space ratio and building height specific to the site to permit increased employment densities in order to facilitate 

a high quality and sustainable commercial office development in Norwest Business Park. An Architectural Scheme accompanies 

this Planning Proposal in Appendix A, which demonstrates the desired development for the site comprising of two similarly scaled 

buildings containing office space, basement and elevated car parking, showroom and ground level café/lobby.  

 

The purpose of the Planning Proposal is to support Eden Brae’s intention to relocate and expand their office and showroom from 

Brookhollow Avenue to the subject site and enable additional employment space to be situated in the Business Park, within 

walking distance to Norwest Station. Norwest Station comprises part of the Sydney Metro infrastructure project, which will connect 

Sydney’s North-Western suburbs with the wider metropolitan rail network. The proposed amendments to The Hills LEP 2012 will 

assist in achieving strategic objectives envisioned for the area to encourage additional jobs in a specialised employment centre 

that is easily accessible via public transport.  

 

The development of Lot 4026 in DP 873565, being 8 Solent Circuit, Baulkham Hills will require the following site-specific 

amendments to The Hills LEP 2012: 

· Increase Floor Space Ratio under Clause 4.4 Floor Space Ratio and amend the ‘Floor Space Ratio Map’: 

o From 1:1 to 2.2:1 

· Increase Building Height under Clause 4.3 Height of Buildings and amend the ‘Height of Buildings Map’: 

o From RL 116m to RL 126m 

 

The architectural scheme includes the creation of two office buildings containing six (6) levels of office space, three (3) levels of 

elevated car parking, a ground level for café/lobby, loading and waste at the rear, and three (3) levels of basement car parking 

and one (1) showroom level. The development will accommodate Eden Brae’s new head office/showroom as well as other office 

tenants.  

 

The Planning Proposal is consistent with the strategic objectives for the area as demonstrated in various strategic plans, which 

identify Norwest as a “strategic centre” earmarked for future growth. The revised draft Central City District Plan have aspirations 

for Norwest to be transformed into a “transit-oriented, more vibrant and diversified centre with high employment densities”, while 

the Hills Corridor Strategy identifies a future FSR of 2:1 for the subject site, which this proposal is generally in accordance.  

 

The completed building in 2020 will meet Council’s requirements for car parking and will satisfy Eden Brae and other prospective 

occupants of the office space that require car parking at the current rate of 1:25. 

 

Given the subject site’s strategic location, a key matter that underpins this Planning Proposal is the Council’s car parking 

requirements within Norwest Business Park. Eden Brae intends to increase the FSR on the site through a separate future Planning 

Proposal in 3-5 years’ time post opening of the Metro in order to convert the elevated levels of car parking into additional office 

space. It is envisaged that the car parking entitlements would be reduced in the future after the Metro has been in operation after 

a number of years whereby there will be a decreased reliance on private vehicles.  

 

As a result of the above, one of the features of the building design, notwithstanding a new Planning Proposal that will be required, 

is that the building has been ‘future proofed’ to allow the elevated car parking to be converted to office space which will have the 

dual effect of increasing office space and reducing the car parking to what is expected to be a long term cultural change towards 

lower car parking rates in the future. It is noted that this would be a new and revised Planning Proposal, which is only mentioned 

to demonstrate the longer term potential of the building design to accommodate future changes as a result of the Metro.  

 

The Hills Shire Council are requested to process this planning amendment to Gateway review for a 2.2:1 FSR and a building 

height of RL 126m.  
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1.2 Structure of the Report 

This Planning Proposal is structured as follows:  

· Section 2: Description of the site and its context 

· Section 3: Background including preliminary meeting with Council and Norwest Association Panel Meeting  

· Section 4: Description of the Planning Proposal including key features and benefits of the development 

· Section 5: An outline of the strategic planning objectives for the site 

· Section 6: A summary of the local planning framework 

· Section 7: Explanation and justification for the Planning Proposal (Section 55 of the EP&A Act) 

This Planning Proposal has been prepared in accordance with Section 55 of the Environmental Planning and Assessment Act 

1979 (EP&A Act) and the relevant guidelines issued by the Department of Planning and Environment being A Guide to Preparing 

Planning Proposals and A Guide to Preparing Local Environmental Plans.  

This Planning Proposal is submitted to The Hills Shire Council for consideration and if supported, the Proposal will be submitted 

to the Department of Planning and Environment for Gateway determination. All strategic planning policies and statutory planning 

instruments have been taken into consideration and addressed within this Planning Proposal including the following: 

· A Plan for Growing Sydney 

· Draft Greater Sydney Region Plan 

· Draft Revised Central City District Plan 

· Draft Future Transport Strategy 2056 

· North West Rail Link Corridor Strategy – Norwest Station Structure Plan 

· The Hills Corridor Strategy 

· The Employment Lands Direction 

The Planning Proposal is supported by documentation including: 

· Architectural Scheme prepared by WMK Architecture (Appendix A) 

· Traffic Assessment prepared by TDG in association with Gennaoui Consulting (Appendix B)  

· Norwest Association Limited Letter (Appendix C) 
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2 Site Detail and Context  

2.1 Site Detail 

The subject site is Lot 4026 in DP 873565, being 8 Solent Circuit, Baulkham Hills, which is 1.175 hectares and has frontages to 

Inglewood Place and Solent Circuit. The site has a moderate slope, from the west to the east. It currently contains a two storey 

office/warehouse building and associated car parking as well as some vegetation along the boundary.  

An existing substation is located on the north-eastern corner of the site. According to the Deposited Plan for 873565, the site 

contains an easement for street signage on the south-east corner.  

Figure 2.1 Aerial view of subject site 

 

 

 

 

 

 

 

 

 

 

 

(Source: Nearmap 2017) 

Figure 2.2 Deposited Plan 873565 
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As shown in the street views in the following figures, the existing warehouse is shielded by vegetation on the verges. Entry to the 

site is only via Solent Circuit, with vehicles needing to exit from the south-western corner of the site into Inglewood Place. A paved 

footpath located near the south-eastern corner of the site provides pedestrian access into the site.  

Figure 2.3 Street View from the corner of Solent Circuit and Inglewood Place 

 

(Source: Google Maps 2017) 

Figure 2.4 Street View of North-Eastern Corner of Site along Solent Circuit 

 

(Source: Google Maps 2017) 
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Figure 2.5 Street View from Inglewood Place 

 

(Source: Google Maps 2017) 

Figure 2.6 Street View Showing Exit into Inglewood Place 

 

(Source: Google Maps 2017) 
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2.2 Site Context  

The site is located some 30km north-west of Sydney CBD, within the eastern precinct of Norwest Business Park, which is a 

significant specialised commercial/office hub in the North West. The site is strategically placed within a 400m walkable radius of 

Norwest Station.  

Figure 2.7 Proximity to Norwest Station 

 
 

(Source: Nearmap 2017) 

The site is adjacent to the Baulkham Hills Hillsong Church campus. Norwest Marketown is located behind the church, which 

includes a supermarket, small scale retail, and other essential services. Other commercial and warehouse type buildings surround 

the subject site. The site is also located in close proximity to generally low density to medium density residential areas situated in 

Bella Vista and Kellyville as shown in Figure 2.8. These residences have generally occurred over the last 15 years. In recent 

times, higher density development have been approved within the locality.  

Recent developments around this area of Norwest Business Park include: 

· Two high density residential developments opposite Norwest Lake and Marketown known as ‘Haven’ and ‘Watermark’ 

apartments 

· An apartment development consisting of 138 units in nine 3-5 storey residential flat buildings known as known as ‘Barina 

Downs Park’ 

· Two mixed use buildings consisting of 267 residential apartments and commercial floor space known as ‘The Esplanade’ 

at 11-13 Solent Circuit (the site of the former Sydney Ice Arena) 

It is evident that there has been little or not at all any recent commercial development in this part of Norwest Business Park and 

this Planning Proposal seeks to amend the planning controls to encourage more employment opportunities.  

 

RADIUS: 400m 
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Figure 2.8 Aerial view of surrounds 

 

 

 

 

 

 

 

 

 

 

 

 

 

(Source: Nearmap 2017) 
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2.2.1 Norwest Business Park 

Norwest Business Park was established in 1987 and is identified within ‘A Plan for Growing Sydney’ (2014) as a strategic centre 

within the Global Economic Corridor.  

Norwest Business Park is characterised by commercial and light industrial uses including office spaces and bulky goods retailing. 

The business park is split into two main precincts to the west and to the east.  

Key features of the business park include Norwest Marketown (eastern part of the Business Park) and Circa Retail Shopping 

Centre (western part of the Business Park), which provide the major supermarkets such as Coles and Woolworths, along with 

other specialty retailers and services. The Hills Shire Council chambers is located at the eastern end of the business park adjoining 

Windsor Road. Hillsong Church is another hub of activity, attracting a large number of people to the area, is situated adjacent to 

Norwest Marketown and fronts Norwest Boulevarde. Two major private hospitals are located within the business park including 

Norwest Private Hospital at Norbrick Drive and the Hospital for Specialist Surgery (HSS) which fronts Norwest Lake.  

Norwest Business Park is one of the main employment sectors within North-West Sydney, home to a range of prominent 

companies such as Woolworths Limited, which is headquartered on the corner of Norwest Boulevarde and Lexington Drive 

(western part of the Business Park). The business park is continuing to grow substantially and evolve in nature, especially with 

the onset of the Northwest Metro link. Two stations including Norwest Station and Bella Vista Station will both benefit those who 

work and reside within the area. Norwest Station is the closest station and will be an underground station situated at the corner 

of Norwest Boulevard and Brookhollow Avenue some 400m from the subject property. 

Figure 2.9 Norwest Business Park 

 

(Source: The Hills Shire Council 2015)  
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2.2.2 Rail and Bus Network 

North-West Sydney is a very car dependent area and has historically lacked suitable public transport networks. Workers within 

Norwest Business Park are especially dependent on using private vehicles to travel to work. The nearest train station in relation 

to the site include Seven Hills Station which is a 15 minute drive south-west of the site. 

The site will be serviced by the Sydney Metro Northwest, being the first stage of the Sydney Metro infrastructure project slated to 

open in 2019. This will service local residents and workers with a metro system connecting Norwest into the broader metropolitan 

rail network.  

Norwest Station will include 4 spaces for buses, 9 kiss and ride spaces, 9 taxi spaces, as well as parking and storage for 35 

bicycles. In comparison, Bella Vista Station, will be supported by 800 commuter car parking spaces, 6 spaces for buses, 16 kiss 

and ride spaces, 4 taxi spaces, as well as parking and storage for 35 bicycles. 

Figure 2.10 Sydney Rail Network 

 

(Source: NSW Government 2015) 

There is a large bus network servicing the North-West. In particular, a bus rapid transit line known as the North-West T-way 

provides much of the bus services including routes to major centres. In recent years, more frequent bus services have been 

provided along Norwest Boulevarde for those working within the business park. 

The site itself is serviced by seven bus routes, with the closet bus stops located at Norwest Boulevarde before Solent Circuit and 

Norwest Boulevarde after Reston Grange. The following routes service the site: 

· 618X provides peak hour services to and from the Sydney CBD via the M2 Busway 
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· 628 provides peak hour services to and from Chatswood via the M2 Busway 

· 715 provides peak hour services to and from Seven Hill and Castle Hill  

· 745 runs in 1 hour intervals on weekdays with few services on Saturday to and from St Marys and Castle Hill 

· T62 runs regularly in peak hours and in 1 hour intervals during off-peak periods and weekends to and from Castle Hill 

and Parramatta via the North-West T- way 

· T64 runs regularly in peak hours and in 1 hour intervals during off-peak periods and weekends to and from Rouse Hill 

and Parramatta  

· T70 runs regularly in peak hours and in 1 hour intervals during off-peak periods and weekends to and from Blacktown 

and Castle Hill via the North-West T-Way 

2.2.3 Road Network 

The site is bounded by Inglewood Place to the south and Solent Circuit to the east. Inglewood Place has a two lane undivided 

carriageway, with on-street parking on both sides. Solent Circuit, which has a two lane divided carriageway, with on-street parking 

on both sides, provides internal access within Norwest Precinct and connects into Norwest Boulevarde, a key road that traverses 

the precinct’s commercial/business core, carrying traffic to key destinations in the east and west. The Traffic Report attached in 

Appendix B outlined that it is a “four lane divided carriageway between Windsor Road and Old Windsor Road, with two-lane 

circulating roundabouts controlling most intersections along Norwest Boulevard. The roundabout at the intersection of Norwest 

Boulevard and Lexington Drive and Elizabeth Macarthur Drive is signal controlled during peak periods”.  

The report also notes that traffic signals are proposed at the following intersections: 

· Norwest Boulevarde and Solent Circuit east 

· Century Circuit and Brookhollow Avenue 

· Solent Circuit and Reston Grange  

Figure 2.11 Map of proposed traffic signals 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

(Source: The Hills Shire Council 2015) 
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Windsor Road and Old Windsor Road are also major regional roads which carry traffic into Norwest Business Park as well as 

connect into the M7 and M2 Motorway.  

Within the vicinity of the site lies the M2 Hills Motorway and Westlink M7, which are key nodes of the Sydney Orbital Network, 

which are a ring of motorways that provide access around the Sydney metropolitan area. In addition, the NorthConnex will be a 

future 9km tunnel linking the M2 Motorway at West Pennant Hills to the M1 Pacific Motorway at Wahroonga to reduce traffic 

congestion along Pennant Hills Road.  

2.2.4 Pedestrian Network 

The site has access to a relatively permeable pedestrian network, within walkable distance to Norwest Station. There are paved 

footpaths on both sides of Solent Circuit, Inglewood Place as well as Norwest Boulevarde. A pathway provides access to and 

from the nearby residential areas in Bella Vista, linking the end of Inglewood Place with Edgewater Drive.  

A significant issue in relation to movement within the business park are pedestrians crossing Norwest Boulevarde, especially 

during peak hour traffic. There are no traffic signals in place (save for the traffic signal recently installed at the intersections of 

Norwest Boulevarde, Elizabeth Macarthur Drive and Lexington Drive), with the main traffic management tool being roundabouts. 

This is a key issue for pedestrians who wish to cross to either side of Norwest Boulevarde – and in fact a concern for accessing 

the subject site.  

However, once the Metro opens in 2019, future occupants of the office development proposed on the site would be able to use 

the pedestrian tunnel linking Norwest Station and Norwest Marketown Shopping Centre, which comprises part of the construction 

of Norwest Station.  

  



PLANNING PROPOSAL – 8 SOLENT CIRCUIT, BAULKHAM HILLS | EDEN BRAE HOMES INVESTMENTS PTY LTD 

17-002195 Page 12 

3 Background 

Eden Brae is seeking to expand with a new office and showroom and provide for new office accommodation that is lacking in 

Norwest Business Park. Eden Brae has been in Norwest for more than 17 years, and have been building quality, contemporary 

houses across Sydney that have become dream homes for thousands of individuals.  

Eden Brae has an office and home showroom in Brookhollow Avenue within the Business Park and is seeking to expand locally.  

3.1 Preliminary Meeting with The Hills Shire Council 

Eden Brae, WMK Architecture and Calibre Consulting have had a preliminary meeting with The Hills Shire Council on 3 November 

2017 regarding the Planning Proposal at 8 Solent Circuit, Baulkham Hills.  

Council have highlighted that a significant issue within Norwest Business Park relate to traffic conditions. Council currently do not 

have traffic modelling which would assist in understanding current traffic generation and future modal shift. They noted that traffic 

signals are planned to be provided at the intersection of Solent Circuit, Norwest Boulevard and Reston Grange. They discussed 

that future development nearby may need to contribute to the improvement of this intersection, and that it would be beneficial for 

the future development, being more accessible to future tenants and employees.  

Council have requested a traffic and car parking assessment, including information about cumulative impacts of development in 

the Norwest locality to support the Planning Proposal. A Traffic Assessment prepared by TDG in association with Gennaoui 

Consulting accompanies this Planning Proposal in Appendix B and addresses Council’s requirements.  

The outcome of the meeting have shown that Council are supportive of increased employment/commercial densities within 

Norwest, which is at the crux of this Planning Proposal.  

3.2 Norwest Association Panel Meeting  

A Norwest Association Panel Meeting in relation to the Planning Proposal was held on 22 November 2017. A preliminary 

architectural scheme was shown to the panel members for discussion.  

The meeting highlighted the need to address the DCP requirement for a 20m setback zone from the Solent Circuit. The panel in 

particular noted that they would like to see the special treatment to the Solent Circuit frontage with some public treatment to the 

showroom and the entrance from Solent Circuit. 

The panel also noted that the architectural plans show treatment to the buildings from a good perspective.  

Their comments were incorporated into the architectural scheme submitted with this Planning Proposal.  

Attached in Appendix C is a letter from Norwest Association, which raises no objection to this Planning Proposal and notes the 

potential for job generation and benefits to be derived from the development.   
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4 Planning Proposal 

4.1 Overview 

The objective of this Planning Proposal is to amend The Hills Local Environmental Plan 2012 to increase the floor space ratio and 

building height to facilitate a high quality and sustainable commercial office development for the subject site being Lot 4026 in DP 

873565, known as 8 Solent Circuit, Baulkham Hills. 

This Planning Proposal seeks to: 

· Amend the floor space ratio from the existing 1:1 FSR to 2.2:1 FSR and; 

· Amend the maximum building height from RL 116m to RL 126m.  

This Planning Proposal is supported by an architectural scheme depicting the desired vision for the site in accordance with the 

2.2:1 FSR being sought.  

4.2 Architectural Scheme 

An architectural scheme has been prepared by WMK Architecture for the proposed development of 8 Solent Circuit, Baulkham 

Hills. These plans are attached in Appendix A of this Planning Proposal.  

The scheme demonstrates the following key features: 

· Overview of Scheme: 

The proposed scheme includes the staged development of two office buildings. Both buildings will include three (3) levels 

of basement car parking, ground floor lobby/café, three (3) levels of above ground car parking, and six (6) floors of office 

space.  

The building being constructed in Stage 1 will include additional space for office purposes on the ground floor and a 

showroom in the basement while the building being constructed in Stage 2 will include a loading and waste facility on 

the ground floor.  

· Gross Floor Area: 

The proposed scheme supporting this Planning Proposal seeks to deliver a total gross floor area of 25,555m2 for a 2.2:1 

FSR.  

The total schedule for a 2.2:1 FSR is shown in Table 4.1 on the following page. The section shaded in grey are not 

included in the gross floor area for the 2.2:1 FSR, being the area for the elevated car park.  
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Table 4.1 GFA (m2) Schedule 

 Stage 1 Stage 2 Total 

Level 9  2,035m2 1,745m2 3,780m2 

Level 8 2,035m2 1,745m2 3,780m2 

Level 7  2,035m2 1,745m2 3,780m2 

Level 6 2,035m2 1,745m2 3,780m2 

Level 5 2,035m2 1,745m2 3,780m2 

Level 4 2,035m2 1,745m2 3,780m2 

Level 3 - - - 

Level 2  - - - 

Level 1  - - - 

Ground  

- Lobby 

- Café 

- EBH 

- Office  

 

145m2 

145m2 

490m2 

725m2 

 

185m2 

185m2 

- 

- 

 

330m2 

330m2 

490m2 

725m2  

Level B1 

- Showroom  

 

1,000m2 

 

- 

 

1,000m2 

Site Area 

Permissible FSR 

  11,750m2 

1:1 

Total GFA (m2) for Stage 

1 and 2 Combined FSR 

of 2.2:1  

14,715m2 10,840m2 25,555m2 

 

 

· Car Parking Schedule: 

A total of 999 car parking spaces are provided for the 2.2:1 FSR scheme, which is in accordance with Council’s car 

parking requirements outlined within the DCP.  

The proposed car parking schedule is shown in Table 4.2 on the following page. 
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Table 4.2 Car Parking Schedule 

 Stage 1  Stage 2 Total 

Level 3 49 37  86 

Level 2  49 37  86 

Level 1 40 33 73 

Ground  30 24 54 

Level B1 70 110 180 

Level B2  150 110 260 

Level B3  150 110 260 

Total Parking for 2.2:1 

FSR 

538 

 

461 999 

Car Parking Required  

- Office (1/25m2) 

- Lobby 

(0.75/100m2) 

- Café (12/100m2) 

- Showroom 

(0.75/100m2) 

 

517 

2 

18 

12 

 

419 

2 

22 

- 

 

 

936 

4 

40 

12 

Total Required Parking  549 443 992 

  

· Height: 

The proposed buildings each have a height of RL 125.2m facing Inglewood Place. The buildings will be higher than the 

neighbouring developments, however adverse impacts will be avoided due to the screening devices and landscaping 

proposed. There will be minimal impacts in respect to overshadowing due to the orientation of the buildings. It seeks to 

be a landmark building within Norwest Business Park that is easily identifiable. The proposal will not impact the view 

corridor to and from Bella Vista Farm as demonstrated in Section 6.2.1.  

· Massing and Orientation: 

The buildings are of a similar scale, with the length of the building in Stage 1 facing Solent Circuit, and the length of the 

building in Stage 2 facing Inglewood Circuit. The proposed orientation of the buildings will result in good solar access for 

the amenity of future occupants as shown in Figure 4.1. 

The buildings are appropriately positioned to ensure consistent setback with the streetscape, and facilitate convenient 

and safe movement within the site.  The buildings are suitably separated by an outdoor courtyard to accommodate future 

tenants and visitors, and support both cafés/lobbies with room for outdoor seating.  

· Design and Streetscape:  

The building’s design ensures an aesthetically pleasing and attractive streetscape, while also maintaining the business 

park character. The building will be designed to ensure a high NABERS Green Rating, contributing to a sustainable 

outcome.  
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The architectural scheme accompanying this Planning Proposal demonstrates good design and clearly distinguishes the 

ground floor, elevated parking and upper office levels through the use of appropriate architectural devices to establish a 

landmark building within Norwest Business Park. Special treatment is given to both Inglewood Place and Solent Circuit 

frontages, with a pedestrian colonnade treatment as a feature on Solent Circuit. Landscaping embellishments are 

provided throughout the site to ensure that the development is aesthetically pleasing and provides a good outcome for 

the surrounding streetscape, with additional landscaping treatment screening the showroom on Solent Circuit.  

The elevated portion of the car parking will be appropriately screened from view as shown in the perspective, with a dark 

finish on the external walls to ensure that it does not impact on the amenity of the business park surroundings. 

Appropriate footpath design is also shown in the architectural plans, to enable convenient and safe pedestrian access 

and movement throughout the site.  

· Access: 

Both existing access points from the north-east corner, via Solent Circuit and from the south-west corner and via 

Inglewood Place will provide shared entry/exits. There will be ramps to access basement car parking and upper level car 

parking.  

  



PLANNING PROPOSAL – 8 SOLENT CIRCUIT, BAULKHAM HILLS | EDEN BRAE HOMES INVESTMENTS PTY LTD 

17-002195 Page 17 

Figure 4.1 Site Analysis 

 

 

Figure 4.2 Proposed Scheme – Section A 
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Figure 4.3 Ground Level of Scheme 

 

Figure 4.4 Basement of Scheme  
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Figure 4.5 Typical Above Ground Parking Floor (Level 2 – 3)  

  

Figure 4.6 Typical Office Floor (Level 4-9) 

 



PLANNING PROPOSAL – 8 SOLENT CIRCUIT, BAULKHAM HILLS | EDEN BRAE HOMES INVESTMENTS PTY LTD 

17-002195 Page 20 

Figure 4.7 Perspective View of Proposed Development from the corner of Solent Circuit and Inglewood Place 

 

4.3 Future Planning Proposal 

A future 3:1 FSR for the subject site will be pursued through a separate Planning Proposal once the market and occupants have 
accepted a reduced car parking entitlement after the Metro has been in operation for a few years. 

A scheme is sought to be delivered at a later stage by converting the three (3) levels of elevated car parking into additional office 

space, which will result in a total gross floor area of 36,895m2 and a reduced car parking rate of 1:50. It is emphasised that this 

scheme is not sought under this Planning Proposal, but will be delivered through a future Planning Proposal in 3-5 years’ time 

post opening of the Metro.   
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4.4 Summary Benefits of the Proposal 

This Planning Proposal is initiated by the proponent, being Eden Brae Homes Investments Pty Ltd in order to facilitate a 

sustainable and high quality commercial development consisting of two office buildings for the subject site.  

The proposed architectural scheme has been designed to positively contribute to both the productivity and character of Norwest 

Business Park, ensuring good quality design and provision of additional office space, which meets the key strategic objectives for 

the area.  

The main benefits of this proposal are: 

· The proposal provides a significant opportunity to accommodate additional employment space for an established and 

evolving business park in the North-West and a key strategic centre in the Central City. 

· The proposal would be the first new building in Norwest Business Park to take advantage of the Sydney Metro Northwest, 

should the Planning Proposal be approved.  

· The proposal is in close proximity to Norwest train station which will greatly enhance accessibility for future employees. 

The site is also serviced by suitable bus services including to and from North Sydney, Sydney CBD, Blacktown, St Marys, 

Rouse Hill, Castle Hill and Parramatta, which is set to become Sydney’s second CBD.  

· The proposal is consistent with the strategic vision of the Greater Sydney metropolitan plan and Central City District, 

providing additional employment opportunities to meet demand from population growth and supports the notion of a 30 

minute city, being highly connected to public transport. 

· The proposal is consistent with the goal of providing jobs closer to homes, particularly servicing the growing need to 

provide jobs for the population in Sydney’s North-West release area. 

· The proposal maintains the business park character through its appropriate built form and unique design, with large floor 

plates and attractive landscaping. 

· The proposal will support the viability of Norwest as a specialised strategic centre, encouraging increased employment 

opportunities and business investment in the business park as outlined under the relevant state and local government 

strategic plans. 

· The proposal seeks to facilitate a high green star rating, ensuring a sustainable development outcome for the business 

park and future occupants.   
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5 Strategic Planning Context  

This Planning Proposal seeks to increase the floor space ratio and building height controls under The Hills Local Environmental 

Plan 2012. This proposal is supported by a concept architectural scheme which reflects the desired vision for the development in 

Norwest Business Park. The Planning Proposal supports the identified status of Norwest as a ‘strategic/specialised centre’, as 

demonstrated within the NSW Government’s ‘A Plan for Growing Sydney’ and the ‘Draft Future Transport Strategy 2056’, Greater 

Sydney Commission’s ‘Draft Greater Sydney Region Plan’ and ‘Revised Draft Central City District Plan’, the ‘North West Rail Link 

Corridor Strategy’ regarding the development of the Norwest Station Precinct, and Council’s ‘The Hills Corridor Strategy’ and ‘The 

Employment Lands Direction’.  

5.1 A Plan for Growing Sydney 

‘A Plan for Growing Sydney’ (2014) is the NSW Government’s key strategic plan for Greater Sydney which sets out a vision for 

continued growth of the city through four clear goals which include the following:  

· A competitive economy with world-class services and transport; 

· A city of housing choice with homes that meet our needs and lifestyles;  

· A great place to live with communities that are strong, healthy and well connected; and 

· A sustainable and resilient city that protects the natural environment and has a balanced approach to the use of land 

and resources. 

The plans aims to shape Sydney as a strong global city and a great place to live. In particular, the plan emphasises the importance 

of appropriately accommodating the needs of a rapidly growing population through the need to provide additional housing, jobs, 

infrastructure and open space to ensure that Sydney is a liveable, connected and productive city.  

The plan promotes three planning principles, of which two are applicable to the Planning Proposal. The second principle relates 

to guiding stronger economic development in strategic centres and transport gateways, locating a range of jobs across the 

strategic centres to contribute to Sydney’s economic productivity. The third principle concerns connecting centres with a networked 

transport system that allows easy accessibility to jobs, health and education facilities, as well as sporting, cultural and 

entertainment premises.  

A Plan for Growing Sydney emphasises the importance of Western Sydney to Greater Sydney’s long-term prosperity. It identifies 

the need to expand the economic role of Western Sydney’s key centres, taking advantage of opportunities arising from 

infrastructure investment such as the Sydney Metro Northwest.  

The Planning Proposal relates to the future development of a commercial development comprising of two office buildings within 

400m to Norwest Station. Norwest is identified as one of Sydney’s strategic centres, which are places of intense, mixed economic 

and social activity that are built around the transport network. Norwest has a strong agglomeration or cluster of businesses which 

is important for efficiency and productivity, supporting faster economic growth. It is identified as Sydney’s 10 major office markets, 

performing very strongly alongside Parramatta and Macquarie Park. Direction 1.7 highlights the need to grow strategic centres by 

concentrating office development that are easily accessible. This would benefit businesses and provide opportunities for workers 

to access specialist jobs. Stronger investment into strategic centres is an action identified within this direction to provide a number 

of jobs close to where people live. The Planning Proposal would strengthen the role of Norwest Business Park as a high performing 

economic hub within Greater Sydney.  

The Global Economic Corridor as shown in Figure 5.1, is a corridor of concentrated employment and economic activity, which 

spans from Port Botany and Sydney Airport, through Sydney CBD, across Macquarie Park and notably through Norwest, 

Parramatta and Sydney Olympic Park. In addition, the plan notes strongly the importance of growing high-skilled jobs in the Global 

Economic Corridor by expanding employment opportunities and mixed-use activities.   

The plan anticipates that by 2030, there will be demand for “around 190,000 new stand-alone office jobs” within Greater Sydney. 

An estimated 75% of these jobs would most likely seek to locate their offices in one of Sydney’s major office markets, one of which 

being Norwest.  
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Figure 5.1 A Plan for Growing Sydney 

 

 

 

 

 

 

 

 

 
(Source: NSW Government) 
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Action 1.6.1 of A Plan for Growing Sydney emphasises the importance of protecting crucial retail, business and office space in 

suburban office markets where a commercial core exists and where residential pressure is being experienced. The Planning 

Proposal will maintain and protect the commercial and office integrity of the business park. It will contribute to business 

agglomeration, supported through its close proximity to the station. An action identified in the plan include the Department working 

in partnership with councils to update planning controls to increase density, including changing floor space ratio allowances and 

building height controls to facilitate the expansion of commercial markets. The action highlights the need to remove barriers to 

growth and promote more efficient land use outcomes especially in Parramatta, Macquarie Park and Norwest.  

Action 1.7.1 outlines the need to invest in strategic centres across Sydney to grow jobs and housing as well as create vibrant 

hubs of activity, which include delivering transport improvements, including public transport, traffic management and car parking 

to improve the business environments.  

Action 1.7.3 details the need to work with the Greater Sydney Commission to develop job targets for all strategic centres in 

consultation with councils, monitor the delivery of jobs relative to the job targets, as well as identify and remove barriers to jobs 

delivery at a local level in strategic centres.  

5.1.1 West Central Subregion  

The plan shows Sydney split into six different subregions and the subject site is identified within the West Central subregion which 

includes the localities of Auburn, Bankstown, Blacktown, Holroyd, Parramatta and The Hills. The West Central subregion is 

identified as a significant region to focus on infrastructure investment and intensive growth over the next 20 years. The subregion 

would be supported by a network of centres, which provide opportunities for employment closer to home for residents. 

Below are specific priorities and activities for Norwest included in the plan: 

· Work with Council to implement the Norwest and Bella Vista Structure Plans in the North West Rail Link Corridor Strategy 

to provide additional capacity around the future Norwest and Bella Vista train stations for offices, retail, services and 

housing. 

· Support health-related land uses and infrastructure around Norwest Private Hospital. 

· Work with Council to improve walking and cycling connections to the future Norwest and Bella Vista train stations.  
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5.2 Draft Greater Sydney Region Plan  

The Greater Sydney Commission released in October 2017 the Draft Greater Sydney Region Plan (2017), which is a key strategic 

document which outlines a vision over the next 40 years for Greater Sydney (up to 2056) and establishes a 20 year plan to 

manage growth and change in the context of economic, social and environmental matters. This plan was also concurrently 

developed with the recently released draft metropolitan transport plan, being the Draft Future Transport Strategy 2056.  

The plan envisions Greater Sydney to become a metropolis of three cities, including the following: 

· The Eastern Harbour City: Will build on its strong financial, professional, health and education sectors, continuing to 

grow as Australia’s global gateway. It will expand its innovation precinct, as well as include large and small scale urban 

renewal. 

· The Central River City: Centred on the Greater Parramatta and Olympic Peninsula (GPOP). The transport links will 

continue developing the health, education, administration, finance and business sectors to drive the economy. The city 

consists of both high quality urban renewal and new neighbourhoods.  

· The Western Parkland City: Centred on the Western Sydney Airport and Badgerys Creek Aerotropolis which will be a 

catalyst for the growth of a strong trade, logistics, advanced manufacturing, health, education and science economy.  

The region plan seeks to ensure that the residents of Greater Sydney live within 30 minutes of their jobs, education, health facilities 

and other services. This vision is supported by 10 overarching directions with their associated metrics and objectives, based on 

the principles of infrastructure and collaboration, liveability, productivity and sustainability. These directions include: 

· A city supported by infrastructure: Provide adequate infrastructure to support population growth to create strong 

communities. 

· A collaborative city: Manage the competing needs of a city through the collaboration between the three tiers of 

government, industry and local communities. 

· A city for people: Build social and cultural connections and networks by capitalising on local identity, heritage, and 

cultural values with easier access to services to foster a more resilient and connected society. 

· Housing the city: Greater housing choice and a minimum of 36,250 additional homes every year is required in addition 

to creating liveable neighbourhoods close to employment opportunities, public transport, walking and cycling options for 

communities. 

· A city of great places: The creation of great places that recognise local characteristics and qualities people value. The 

delivery of safe, inclusive and walkable mixed use areas that exhibit urban design excellence, connected to social 

infrastructure and open spaces will enhance wellbeing, a sense of community identity as well as foster healthy lifestyles. 

· A well connected city: Allow people to have 30-minute public transport access to one of the three cities and to services 

in their nearest strategic centre seven days a week. This will be achieved by integrating land use, transport and 

infrastructure planning. Productivity will also be improved by co-locating jobs and services, improving transport efficiency 

and creating more efficient freight networks.  

· Jobs and skills for the city: Enhance Greater Sydney’s productivity, export sectors and global competiveness to 

increase the region’s economic activity by requiring greater choice for where development can occur to enable the 

employment growth of 817,000 jobs. Locations of businesses, investment and economic agglomerations will be guided 

by strategic planning.  

· A city in its landscape: Management of the effects of urban development to protect, restore and enhance natural and 

scenic landscapes, waterways, coastline, natural areas, tree canopy and open spaces through strategic planning. This 

will ensure improvements to liveability, creation of healthy places and mitigate the effects of climate change. 

· An efficient city: Innovative management of water, energy, resources and waste in strategic land use, transport and 

infrastructure planning to reduce costs, carbon emissions and environmental impacts.  

· A resilient city: Building capacity in social and ecological systems to adapt and respond to both known and unforeseen 

impacts, including changes to technology and climate through the use of new city shaping technologies, improving the 

quality of life and productivity. 
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The Greater Sydney Structure Plan 2056 is shown in Figure 5.2 and shows the principal spatial elements for managing growth 

and change across Greater Sydney.   

Figure 5.2 Greater Sydney Region Structure Plan 2056 

 

(Source: Greater Sydney Commission) 
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The plan outlines that changing Greater Sydney’s structure from one city on the eastern edge to a metropolis of three cities will 

maximise economic growth and population growth. The plan notes that Sydney has a strong eastern bias in terms of the location 

of the main economic attractors and job types, which results in less choice of local jobs for those who live in Western Sydney. 

The success of the metropolis of three cities will require a well-connected Greater Sydney with new jobs, shops and services in 

easily accessible centres via efficient transport connections and convenient active transport routes, creating a 30-minute city. The 

plan notes that it is this is what will make the region a more attractive destination for investment, businesses and skilled workers.  

The region plan recognises that a number of committed and potential transport infrastructure projects will improve accessibility 

between the well-established economic agglomerations near the Eastern Economic Corridor (from Macquarie Park to Sydney 

Airport) and significantly increase the size of the labour market which can access the corridor by public transport, which will boost 

productivity. This includes the Sydney Metro Northwest, which will enhance accessibility to, and between approximately 1 million 

jobs that will exist between Rouse Hill and Sydney Airport by 2036. 

In addition, the plan notes that consideration must be given to connecting the potential north-south train corridor through to the 

Sydney Metro Northwest at Cudgegong, which would create opportunities for economic activity and provide residents of the 

Western Sydney Parkland City with access to tertiary education and knowledge intensive jobs along the Sydney Metro Northwest 

corridor.  

Greater Parramatta is emphasised as the core of the Central River City, and incorporates the Parramatta CBD and the Westmead 

health and education precinct. Potential mass transit connections to Macquarie Park, Norwest, the Harbour CBD and Sydney 

Olympic Park would significantly boost economic opportunities.  

The subject site is situated within Norwest, which is located within the Central River City and similar to A Plan For Growing Sydney, 

it is identified as a strategic centre as shown in Figure 5.2. Strategic centres are described as places where opportunities can be 

created to attract investment, business activity and jobs. These centres are intended to rebalance opportunities for the community, 

providing access to jobs and services close to home, reinforcing the success of the metropolis of three cities. Strategic centres 

have the following expectations: 

· High level of private sector investment 

· Flexibility, so that the private sector can choose where and when to invest 

· Co-location of a wide mix of land uses, including residential 

· High levels of amenity and walkability 

· Areas identified for commercial uses, and where appropriate, commercial cores 

Greater Sydney has nine centres which make up the majority of the region’s stand-alone office markets. Norwest comprises of 

one of these major commercial office precincts and is also identified for the purposes of transit oriented development.  

Strategy 22.1 of the region plan identifies the need to provide access to jobs, goods and services in centres by: 

· Attracting significant investment and business activity in strategic centres to provide jobs growth 

· Diversifying the range of activities in all centres 

· Improving public transport services to all strategic centres  

· Creating the conditions for residential development within strategic centres and within walking distance, but 

not at the expense of the attraction and growth of jobs, retailing and services; where appropriate, strategic 

centres should define commercial cores informed by an assessment of their need.  

In addition, the plan highlights the need to accommodate for additional retail and office floor space across Greater Sydney to cater 

for a rapidly growing population over the next 20 years. The market must be able to deliver this floor space in an efficient and 

timely manner in order for Greater Sydney to remain competitive. The plan highlights that business parks should be developed as 

urban places which can transition into higher amenity and vibrant places while maintaining their role as an employment precinct.  

The Planning Proposal is consistent with the objectives for Greater Sydney and is supportive of the notion of a metropolis of 30-

minute cities. The proposal seeks to encourage the economic growth of Sydney’s Central River City, attracting investment, 

business activity and jobs.  
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5.3 Revised Draft Central City District Plan 

The Revised Draft Central City District Plan (2017) was concurrently released with the Draft Greater Sydney Region Plan, by the 

Greater Sydney Commission and replaces the draft West Central District Plan that was released in November 2016.  

The Central City District, is part of the Central River City, one of the three 30-minute cities advocated for within the draft Greater 

Sydney Region Plan. The Central City District is described as one of the most dynamic and rapidly growing regions in Australia, 

and “plays a pivotal role in Greater Sydney’s future as an economic and employment powerhouse, a core hub for transport and 

services, and the home of vibrant and diverse centres and communities”.  

To deliver a more productive Central City, the plan notes the need adopt Planning Priorities outlined within the plan. Of these the 

following are applicable to the Planning Proposal: 

· Delivering integrated land use and transport planning and a 30-minute city: 

Encouraging the growth of strategic centres will contribute to delivering a 30-minute city as it reduces the need 

for people to travel far to access these jobs and services 

· Growing investment, business opportunities and jobs in strategic centres: 

This priority will underpin the economy of the Central City District. Norwest, which is identified as a strategic 

centre, will have the opportunity to accommodate some of the additional commercial floor space that is required 

within the district.  

Norwest Business Park is identified as an established commercial centre, and the plan notes that the Metro will “provide the 

opportunity to transform the traditional 1990s-style business park model into a transit-oriented, more vibrant and diversified centre 

with higher employment densities and a mix of residential uses and supporting services”. In addition to the connections offered 

along the Sydney Metro Northwest Corridor, Norwest is identified within the structure plan as being highly connected to Blacktown, 

Rouse Hill, Epping and Parramatta via rapid bus transit. An estimated 32,400 jobs in 2016 was identified within Norwest and the 

plan ascertains a baseline target of 49,000 jobs for 2036 and a higher target of 53,000 jobs by 2036. As shown in  

The following actions are outlined to strengthen Norwest: 

· Retain and grow commercial capacity to achieve the centre’s job targets 

· Encourage complementary retail services around Norwest Lake and the station precinct 

· Work with NSW Government to identify a potential future corridor for mass transit links to Greater Parramatta  

The groups identified to be responsible for implementing these actions include The Hills Shire Council as well as other planning 

authorities and state agencies.  

The Planning Proposal is consistent with the objectives for the productivity of Norwest and the Central City District. 

The Planning Proposal also responds to the need to recognise a reduced car parking entitlement in the future after the opening 

of a mass transit network in 2019. The following is noted within the district plan: 

· Investigate opportunities for precinct-based provision of adaptable car parking and infrastructure in lieu of private 

provision of car parking  

· Ensure parking availability takes into account the level of access by public transport 

· Consider the capacity for places to change and evolve, and accommodate diverse activities over time.  
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Figure 5.3 Central City District Structure Plan 2036- Urban Area 

 

(Source: Greater Sydney Commission 2017) 
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Figure 5.4 Central City District – Centres 

 

 

(Source: Greater Sydney Commission 2017) 
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Figure 5.5 Central City District Job Density 

 

(Source: Greater Sydney Commission 2017)  
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5.4 Draft Future Transport Strategy 2056 

The draft Future Transport Strategy 2056 (2017) was recently released by the NSW Government as an update of the Long Term 

Transport Master Plan issued in 2012, responding to the changes felt today and building on the achievements of the Master Plan. 

The strategy is a 40 year vision for mobility within the state, and provide strategic directions, customer outcomes as well as 

infrastructure and services plans for Greater Sydney and Regional NSW to deliver these directions.  

Six state wide outcomes are outlined within the draft Future Transport vision, and outcomes that are applicable to the Planning 

Proposal include: 

· Successful places: Promoting a transport network that better connects centres, allowing people to enjoy ‘living local’ 

with fast connections to centres that dive economic growth and social cohesion. This vision is required to be supported 

by sound development and planning decisions to ensure the vitality of places and activating emerging cities. The plan 

notes that the state government will collaborate with local councils and communities on integrated transport and land 

use planning as well as potentially develop precinct plans for all strategically important centres and places. 

· Growing the economy: An efficient transport system that powers a strong, modern economy, linking people, places, 

businesses and markets. NSW is set to become Australia’s first trillion dollar state economy, with economic productivity 

growing alongside a transport network that moves people more efficiently to job centres, and provides firms with access 

to the appropriate workforce, skills and customers. Technology is emphasised as the driver for new industries, and will 

enhance productivity. 

· Accessible services: The plan aims to ensure that the future transport system will be more personalised, integrated 

and fully accessible for people have difficulties accessing transport services today to use transport when and how they 

want to in the future. It seeks to provide a seamless choice of services that empower every customer. Greater 

accessibility would allow better connections to places and opportunities for employment, education and enjoyment, and 

in particularly in areas with few transport options today. 

· Sustainability: The future transport system is encouraged to contribute to a strong economy, whilst enabling 

environmental and community wellbeing. It must be an affordable network that is responsive to change and sustains 

strong investment. This will allow continued investment in infrastructure and service improvements, while sharing the 

costs across users, taxpayers and other beneficiaries. Continued support of more environmentally sustainable travel 

behaviour by shifting people from private vehicles to more sustainable transport modes such as walking and cycling via 

well planned centres and cities, with accessible public transport systems, will enable the lowering of congestion and 

emissions, as well as improve air quality. It will support better health and wellbeing as well as sustain the vibrancy and 

liveability of cities. Key to this is the delivery of the 30 minutes cities. This will also ensure the realisation of the 

government’s vision for a low-carbon economy and the ambition for zero net emissions by 2056. 

Norwest is envisioned as being highly connected to all three cities via mass transit corridors including a mixture of train, rapid bus 

and light rail networks.  

The Planning Proposal will contribute to meeting the state wide outcomes by facilitating a high quality and sustainable commercial 

development that will provide additional employment with easy accessibility from Norwest Station.  
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5.5 North West Rail Link Corridor Strategy – Norwest Station Structure Plan  

The Department of Planning and Environment and Transport for NSW North West Rail Link Corridor Strategy (2013) is a 

comprehensive strategic plan to guide the future character and development around the stations. The vision of each station 

precinct is determined through studies investigating the challenges present and identify opportunities to support growth in and 

around the centres. To achieve the overall vision, a series of actions are outlined for each study area. 

The Norwest Station Structure Plan identifies Norwest as a significant employment centre of the region with the potential to 

strengthen its role as a Specialised Precinct to become a metropolitan-scale business park with an intensification of uses, 

especially within 1km of the station for Sydney. The vision for Norwest is to transform into a “vibrant and active Centre of business 

for the region, comprising offices, retailing, community facilities, recreation, cultural, education and housing to serve the 650,000 

people of the North West by 2036”.  

The plan outlines that the Sydney Metro Northwest will “increase the catchment and desirability of Norwest Business Park beyond 

the immediate context of the North West of Sydney”, and will also ensure that Norwest becomes a transport hub with the station 

and supporting bus system which will link residents and workers to the employment and retail opportunities available within the 

precinct.  

A key vision for the Norwest Precinct is to “see the orderly expansion and intensification of the Business Park, in line with this 

increase in demand, by delivering commercial floor space with a focus on efficient, large floor plate, campus-style office space”. 

The structure plan for Norwest is underpinned by the principles of Transit Oriented Development (TOD) where mixed use 

communities are within walking distance of a transit node and provide a range of residential, employment, open space as well as 

services and facilities.  

Large commercial use landholdings within the business park are identified along Norwest Boulevarde and Solent Circuit, which 

“present themselves as opportunities for redevelopment due to the age and condition of the existing building stock”. The subject 

site is identified as a short term opportunity site as shown in Figure 5.6, being unconstrained, presenting an immediate opportunity 

for renewal to stimulate growth within the corridor. 

Figure 5.6 Opportunity Sites within Norwest Station Precinct 

 

 

 

 

 

 

 

 

 

(Source: NSW Government 2013) 

The Planning Proposal is consistent with the Norwest Station Structure Plan as shown in Figure 5.7. 

The structure plan seeks to encourage a “true commercial core” within Norwest, set around the shores of Norwest Lake to meet 

the job targets for 2031, strengthening the area as a Specialised Precinct. The subject site sits within the west of the centre, where 

land has been set aside for Business Park land with more flexible controls for the facilitation of larger floor plates for commercial 

uses.   
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The business park’s future character is projected to accommodate “commercial offices on sites that are carefully designed to 

integrate into the character of the area” in order to “provide for the employment needs of a growing community and to encourage 

the emergence of a prominent employment area with direct access to the new rail link and station”. 

Figure 5.7 Norwest Station Structure Plan 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

(Source: NSW Government 2013) 

It is anticipated that Norwest will deliver an additional 13,200 jobs by 2036 which will be supported by a projected rate of 14,000m2 

of commercial floor space per annum and a retail floor space of 1,200m2 per annum, which will both replace bulky goods retailing 

over time.   

In terms of access, Norwest Boulevarde will remain as the primary thoroughfare of Norwest, with significant upgrades anticipated 

within the future. A key issue highlighted within the within the structure plan include connectivity within the precinct including 

pedestrian access across Norwest Boulevard to and from the core of Norwest and the station. A number of transport, movement 

and accessibility initiatives will be delivered to ensure safe and efficient movement to, from and within Norwest.  
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5.6 The Hills Corridor Strategy  

The Hills Corridor Strategy (2015), is a strategic plan which sets out Council’s framework to promote the orderly future 

development in the Sydney Metro Northwest rail corridor to ensure appropriate delivery of housing and jobs that is compatible 

with the character of The Hills Shire. The objective of the strategy is to adequately respond to land use development over the next 

20 years for each of the stations within or adjacent to The Hills LGA.   

Six guiding principles are outlined within the strategy to ensure highly liveable and diverse urban areas within The Hills Shire 

including the following: 

· Accountable and sustainable approach: Outcomes are guided by clear evidence that respond to the opportunities 

and constraints presented by the existing natural and built environment. 

· Balance high and lower density housing: Higher density housing is located in areas that has the greatest potential for 

change, in easy walking distance to retail centres and the future stations, thereby enabling nearby low density character 

to be retained. 

· Housing to match Shire needs: A diversity of housing options are to be provided to respond to future demand, with a 

particular focus on the delivery of viable and attractive apartment living for families.  

· Facilities to match Shire lifestyle: Residents of new development are able to access open space, recreation and 

community facilities in line with the lifestyle enjoyed by existing Hills residents.  

· Jobs to match Shire needs: A range of employment opportunities are made available that reflect the qualifications and 

skills of Shire residents and facilitate more jobs close to home. 

· Grow our strategic centres: Reinforce the hierarchy of centres recognising the significance of Castle Hill and Rouse 

Hill as major centres and Norwest as a specialised centre. 

The Planning Proposal importantly supports a range of employment opportunities in a professional office environment to be made 

available to ensure more jobs are situated closer to home and accessible to public transport. The proposal also reinforces the 

hierarchy of centres, recognising Norwest as a specialised employment centre within The Hills Shire.  

Norwest Station Precinct is envisioned to become a major specialised employment, retail and entertainment centre and the largest 

employment hub for the North West region. The precinct will comprise of a commercial core around the station, retail/mixed use 

destination, business park uses to the east and west, as well as increased housing densities surrounding the employment areas, 

especially around Norwest Lake. The open business feel of the Business Park is proposed to be retained, through the orderly 

expansion and intensification of the area and delivering a built form accommodating employment activities. Higher density 

commercial is required to be located close to the station. In addition the strategy notes that “whilst distinctive buildings will be 

encouraged, there will need to be a transition of heights across the Precinct to facilitate a varied and interesting skyline which also 

has regard to key view corridors through this precinct”.  

The corridor strategy notes that key to supporting the operation of the new Metro service, is the importance for the community to 

change their travel behaviour. Improving planning for housing and employment growth within The Hills Shire plays a significant 

role in behavioural change. The strategy outlines that the proportion of employed residents within 800m of the railway station that 

will catch public transport to work will increase from an existing 15% to as high as 45% as each precinct fully develops. In addition, 

a substantial amount of new jobs will be provided within a number of the station precincts. The strategy highlights that “in order to 

encourage employment outcomes in close proximity to the stations, consideration could be given to car parking concessions for 

commercial uses close to future stations” such as in key strategic areas such as Norwest. This is consistent with the intent to 

deliver a reduced car parking entitlement after the opening of the Sydney Metro Northwest via a separate Planning Proposal in 

the future.  

Constraints identified within the strategy that are applicable to the Planning Proposal include the significant amount of traffic 

congestion within the area, which restricts pedestrian accessibility within the precinct. The roadways, including the major roads 

passing though the precinct act as pedestrian barriers and create a hostile environment. In addition, the subject site is shown as 

within the view corridor from Bella Vista Farm. These views to and from the farm are considered extremely significant to the 

cultural prominence of the farm and surrounding areas. Therefore, future development is required to determine whether views 

and vistas to and from the farm will be impacted.  
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Opportunities highlighted within the corridor strategy include plans to enhance accessibility within Norwest, including providing for 

increased housing and employment within walking distance of the future train station. There will also be prospects to increase the 

permeability of the road network and reduce congestion as well as further improve the pedestrian and cycle access to the station 

and town centre. The strategy notes the “opportunity to leverage investment in businesses and jobs” that are suited to The Hills 

Shire’s skilled, professional workforce as the rail will contribute to the business park’s attractiveness.  

Figure 5.8 Norwest Precinct Vision 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

(Source: The Hills Shire Council 2015) 

As shown in Figure 5.8, the subject site is identified under The Hills Corridor Strategy with a minimum employment FSR of 2:1. 

An approximate 14,450 additional jobs are envisioned within the whole Norwest Precinct which includes 3,177 additional jobs to 

be accommodated in the areas shaded in light blue (including the subject site).  

The Planning Proposal is supportive of the vision for a higher FSR within the subject site, which will allow a commercial 

development, providing additional employment opportunities within 400m of Norwest Station. The proposal will not affect the views 

to and from Bella Vista Farm, as outlined in Section 6.2.1. 
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5.7 The Employment Lands Direction  

The Employment Lands Direction was adopted by The Hills Shire Council in 2009, and provides the strategic context for the 

planning and management of employment lands within the Shire. It should be noted that this Direction was released in 2009, and 

therefore the strategy did not take into account the Sydney Metro Northwest infrastructure project that would further shape the 

growth of employment lands within The Hills Shire.   

Six key directions are outlined within the Direction:  

· Accommodate the growth of a modern local economy to meet community needs 

Ensuring land is available for employment and delivering this land in a timely manner through clear identification and 

protection of employment lands through the LEP and land use decision making. Facilitating the uptake of zoned 

employment land and ensuring that employment land meets the needs of local businesses are also key strategies 

identified.  

· Enhance the attractiveness of the Shire for new business and visitors  

Utilise a strategic approach to encourage relocation of businesses including building on the strategic location and image 

of the Shire as well as identified industry strengths. Another factor that may influence the location of businesses include 

the timely delivery of transport infrastructure to support employment lands. In addition to becoming one of the fastest 

growing business parks in Australia, the strengths of Norwest as an employment destination include office rents and land 

costing lower than the average of Sydney, attracting staff closer to home and a world class commercial and retail 

environment.  

· Promote growth in local business and employment opportunities  

Promoting the development of a modern, local economy will contribute to many economic, environmental and social 

benefits. This can be facilitated by supporting existing business to increase their capacity to grow, enhance business 

competency as well as providing opportunities for residents to work close to home. 

· Enhance the use and viability of existing employment lands 

This direction seeks to revitalise employment lands by redeveloping older commercial or industrial sites for higher density 

employment uses in order to increase investment and jobs closer to home. Strategies outlined include providing guidance 

and assistance to business owners to revitalise existing employment precincts, developing a comprehensive planning 

strategy for the redevelopment of targeted employment precincts as well as improve collaboration between business 

owners.  

· Plan for new employment lands 

The Direction identifies the need to plan for new employment lands within The Hills Shire, especially within Box Hill 

Industrial Precinct as Norwest Business Park is anticipated to be at capacity by 2016.   

· Encourage quality employment lands  

Employment lands that are environmentally sustainable, accessible by public transport, have minimal visual and 

operation impacts on their surrounds as well as protect heritage values are highly encouraged. Strategies include 

integrating environmental sustainability and employment generation by drafting development controls regarding 

sustainable design in commercial and industrial buildings as well as improving accessibility and connectivity with 

employment lands by liaising with the industry to encourage increased use of public transport infrastructure and lobbing 

State Government to invest in public transport. In addition, minimising conflict between employment lands and their 

surrounds by managing the interface between employment and residential uses, as well as minimising the impact of 

noise is another strategy included in the direction. Considering the impact of proposed employment lands development 

on the significance, visual curtilage and setting of heritage items is another strategy outlined. 

Norwest Business Park is identified as a specialised business park/bulky good retail under the Employment Lands Direction and 

is highlighted as an area with one of the greatest potential for employment growth. It notes that limited land available within the 

business park could be addressed by redevelopment at a higher density. 

The Planning Proposal is consistent with the directions demonstrated within the strategic document.   
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6 Local Planning Framework 

This section of the Planning Proposal provides an overview of the local planning framework applicable to the subject site. 

6.1 The Hills Local Environmental Plan 2012 

The Hills Local Environmental Plan 2012 (LEP) is the relevant environmental planning instrument which guides the orderly 

development within The Hills Shire Local Government Area.  

The Planning Proposal is consistent with the following aims of the LEP as stated in Clause 1.2:  

(1) This Plan aims to make local environmental planning provisions for land in The Hills in accordance with the relevant 

standard environmental planning instrument under section 33A of the Act. 

(2) The particular aims of this Plan are as follows: 

(a) to guide the orderly and sustainable development of The Hills, balancing its economic, environmental and social 

needs, 

(b) to provide strategic direction and urban and rural land use management for the benefit of the community, 

(c) to provide for the development of communities that are liveable, vibrant and safe and that have services and facilities 

that meet their needs, 

(d) to provide for balanced urban growth through efficient and safe transport infrastructure, a range of housing options, 

and a built environment that is compatible with the cultural and natural heritage of The Hills, 

(e) to preserve and protect the natural environment of The Hills and to identify environmentally significant land for the 

benefit of future generations, 

(f) to contribute to the development of a modern local economy through the identification and management of land to 

promote employment opportunities and tourism. 

 

The proposal contributes to the making of local environmental planning provisions, specifically relating floor space ratio and 

building height controls for land situated within The Hills Shire in accordance with the standard environmental planning instrument. 

The proposal aims to promote the orderly and sustainable development the site, especially ensuring the economic, environmental 

and social needs prevalent in The Hills are met.  

 

The Planning Proposal will support the development of a high quality and sustainable commercial development within Norwest 

Business Park which is consistent with the character and strategic direction outlined for the area. It will ensure a balanced urban 

growth, facilitated by efficient and safe transport infrastructure. The proposal will significantly contribute to the development of a 

modern local economy through the pursuing additional floor space and building height to accommodate additional employment 

opportunities.  

6.1.1 Zoning 

The site is currently zoned B7 Business Park under The Hills LEP 2012, as shown in Figure 6.1. The site is similarly surrounded 

by B7 Business Park zoned land which comprise of office/warehouse related developments. In addition, the portion of B2 zoned 

land to the east consists of Norwest Marketown, a portion of the Hillsong Church site and two commercial/office buildings.  

The land use table for B7 Business Park is provided below.  

B7 Business Park  

1 Objectives of zone 

· To provide a range of office and light industrial uses. 

· To encourage employment opportunities. 

· To enable other land uses that provide facilities or services to meet the day to day needs of workers in the area. 

· To make provision for high technology industries that use and develop advanced technologies, products and processes. 
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2 Permitted without consent 

Nil 

3 Permitted with consent 

Building identification signs; Business identification signs; Business premises; Centre-based child care facilities; Food and drink 

premises; Garden centres; Hardware and building supplies; Heliports; Hotel or motel accommodation; Landscaping material 

supplies; Light industries; Neighbourhood shops; Office premises; Passenger transport facilities; Plant nurseries; Respite day 

care centres; Roads; Self-storage units; Serviced apartments; Timber yards; Vehicle sales or hire premises; Warehouse or 

distribution centres; Any other development not specified in item 2 or 4 

4 Prohibited 

Agriculture; Air transport facilities; Airstrips; Amusement centres; Animal boarding or training establishments; Boat building and 

repair facilities; Boat launching ramps; Boat sheds; Camping grounds; Caravan parks; Cemeteries; Charter and tourism boating 

facilities; Commercial premises; Correctional centres; Crematoria; Depots; Eco-tourist facilities; Electricity generating works; 

Entertainment facilities; Environmental facilities; Exhibition homes; Exhibition villages; Farm buildings; Forestry; Freight transport 

facilities; Heavy industrial storage establishments; Highway service centres; Home-based child care; Home businesses; Home 

occupations; Home occupations (sex services); Industrial training facilities; Industries; Jetties; Marinas; Mooring pens; Moorings; 

Open cut mining; Port facilities; Recreation facilities (major); Research stations; Residential accommodation; Resource recovery 

facilities; Restricted premises; Rural industries; Sewerage systems; Sex services premises; Signage; Storage premises; Tourist 

and visitor accommodation; Transport depots; Waste disposal facilities; Water recreation structures; Water supply systems; Wharf 

or boating facilities 

Figure 6.1 Extract of Land Use Zoning Map 
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6.1.2 Floor Space Ratio 

The subject site is identified with a floor space ratio of 1:1, which is consistent with the majority of B7 Business Park zoning within 

Norwest Business Park as shown in Figure 6.2. Higher floor space ratios in the business park include 1.4:1 identified for the two 

commercial buildings located at Burbank Place as well as a 1.49:1 FSR at Norwest Marketown, adjacent commercial buildings 

and a portion of the Hillsong Church campus. A 2.3:1 FSR is identified for the ‘Esplanade’ (former Sydney Ice Arena site).  

Figure 6.2 Extract of Floor Space Ratio Map 

  

 

6.1.3 Building Height  

The subject site is identified with a maximum building height of RL 116m as shown in Figure 6.3, which is also consistent with the 

majority of all B7 Business Park zoning in Norwest Business Park. The former Sydney Ice Arena site which will be subject to a 

mixed use development has a building height of RL143.2m, while a building height of 169m is identified at 2-7 Maitland Place, 

Baulkham Hills.  
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Figure 6.3 Extract of Building Height Map 
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6.2 The Hills Development Control Plan 2012 

The Hills Development Control Plan 2012 provides provisions for the orderly development of land within The Hills Shire. This 

Planning Proposal, which seeks to increase the floor space ratio and building height controls for the site is required to address 

the relevant sections of the DCP.  

6.2.1 Part B Section 6 – Business  

The Hills Development Control Plan 2012 – Part B Section 6 – Business provides the development controls for the orderly 

development of commercial and retail land within the Shire.  

The Planning Proposal is consistent with the relevant provisions of the business DCP.  

In particular, the DCP outlines provisions regarding views to and from Bella Vista Farm Park for land within Norwest Business 

Park. The Planning Proposal does not impact on views and vistas available from the park to the north and northwest as shown in 

Figure 6.4. 

The height of the buildings under this proposal will not intersect the plane as shown in Figure 6.4 and therefore views to Bella 

Vista Farm Park will be retained.  

Figure 6.4 Vistas from Bella Vista Farm to North and Northwest 

 

 

(Source: The Hills Shire Council 2012) 
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Figure 6.5 identifies the views of Bella Vista Farm Park and the prominent ridgeline to the south, which are to remain visible when 

viewed from the specific locations along Old Windsor Road, the Pearce Family Cemetery and the Bunya Pines located adjacent 

to the Castle Hill Seventh Day Adventist Church. As shown in the figure, the subject site sits just outside the view corridor as 

indicated by the red line. The subject site is located just outside the view corridor as shown by the red line. Therefore, the proposal 

will not impact on this view corridor.  

Figure 6.5 Heritage View Corridor 

 

(Source: Six Maps 2017) 

 

6.2.2 Part C Section 1 – Parking  

The Hills Development Control Plan 2012 – Part C Section 1 – Parking provides development controls for the provision of parking 

within the Shire, which seek to set out Council’s planning and engineering standards for parking, ensure sufficient parking that is 

convenient for all users, improve traffic management and safety as well as ensure the efficient flow of traffic, minimising pedestrian 

and vehicle conflict.  

The Planning Proposal is consistent with the relevant provisions of the parking DCP as demonstrated in the architectural scheme.  
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7 Parts of a Planning Proposal 

This Planning Proposal has been prepared in accordance with Sections 55 (1) and (2) of the Environmental Planning and 

Assessment Act 1979 and the Department of Planning and Environment’s guidelines including ‘A guide to preparing planning 

proposals’ and ‘A guide to preparing Local Environmental Plans’.  

The proposal is outlined in the following components: 

· Part 1 – A statement of the objectives and intended outcomes of the proposed instrument 

· Part 2 – An explanation of the provisions that are to be included in the proposed instrument  

· Part 3 – The justification of those objectives, outcomes and the process for their implementation  

· Part 4 – Maps, where relevant, to identify the intent of the planning proposal and the area to which it applies 

· Part 5 – Details of the community consultation that is to be undertaken on the planning proposal 

· Part 6 – Project Timeline 

7.1 Part 1 – Objectives or Intended Outcomes 

This Planning Proposal has the following objectives: 

· To enable the development of Lot 4026 in DP 873565, being 8 Solent Circuit, Baulkham Hills to create a sustainable and 

high quality commercial development within Norwest Business Park 

· To ensure additional employment space is provided within a strategic centre and specialised precinct of Sydney, meeting 

job targets 

· To encourage a modal shift in travel behaviour for the workforce, being within walking distance to the station  

· To support the notion of protecting key employment interests in a climate where residential pressure is being experienced  

These objectives are to be achieved by amending The Hills Local Environmental Plan 2012 with revised development standards 

and associated LEP maps to: 

· Amend the floor space ratio from 1:1 to 2.2:1  

· Amend the maximum building height from RL 116m to RL 126m 

The intended outcome for the proposed amendments to the floor space ratio and building height controls will provide a total of 

25,555m2 gross floor area, including an additional 22,680m2 of office floor space for Norwest Business Park, to accommodate 

employment opportunities that will be easily accessible via public transport. This is consistent with state and local government 

objectives to ensure economic growth in a significant business hub of Sydney.  

7.2 Part 2 – Explanation of Provisions 

This Planning Proposal seeks to amend The Hills Local Environmental Plan 2012 to ensure that the key objectives and intended 

outcomes outlined previously are achieved. Table 7.1 below summaries the how the proposed increase in floor space ratio and 

building height controls for the subject site will be achieved. Figures 7.1, 7.2, 7.3 and 7.4 on the following pages support this table. 

Table 7.1 Proposed amendments to The Hills LEP 2012 

Development standard to be 

amended 

Existing development standard 

applying to the site 

Proposed amendment to The Hills LEP 

2012 Maps 

Floor Space Ratio 1:1 Amendment to the Floor Space Ratio Map 

– Sheet FSR_016 to 2.2:1 

Building Height RL 116m Amendment of the Height of Buildings Map 

– Sheet HOB_016 to RL 126m 
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Figure 7.1 Existing Floor Space Ratio Map 

 

 

 

Figure 7.2 Proposed Floor Space Ratio Map 
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Figure 7.3 Existing Building Height Map 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 7.4 Proposed Building Height Map 
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7.3 Part 3 – Justification for the Planning Proposal 

This section provides the justification for the proposed amendments to The Hills Local Environmental Plan 2012 in accordance 

with Section 2.3 of ‘A guide to preparing planning proposals’.  

7.3.1 Questions to Consider When Demonstrating the Justification 

Section A – Need for the Planning Proposal  

Q1. Is the planning proposal a result of any strategic study or report? 

The Planning Proposal is not the result of any strategic study or report, however is consistent with the applicable strategic plans 

outlined within this report. This Planning Proposal has been instigated to support a proposed architectural scheme attached in 

Appendix A for the commercial development of the subject site, being Lot 4026 in DP 873565, 8 Solent Circuit, Baulkham Hills.  

Q2. Is the planning proposal the best means of achieving the objectives or intended outcomes, or is there a better way? 

This Planning Proposal, which seeks to amend The Hills LEP 2012 by increasing floor space ratio and building height controls is 

believed to be the most appropriate means, in terms of effectiveness and efficiency, of achieving the objectives and intended 

outcomes for the development of the site. The site is envisioned to accommodate additional commercial floor space to ensure 

that greater employment opportunities are realised within a strategic/specialised centre of Sydney.  

The amendments to the floor space ratio and building height controls would enable increased densities within the site in order to 

cater for a growing workforce within Norwest Business Park. The Planning Proposal will also ensure that employment opportunities 

are easily accessible, given Norwest Station’s location within 400m walking distance of the site.  

The Planning Proposal is the best approach towards realising the desired outcome for the site, which is a suitable response 

towards the strategic objectives for Norwest, The Hills Shire and Greater Sydney.  

Section B – Relationship to the Strategic Planning Framework 

Q3. Is the planning proposal consistent with the objectives and actions of the applicable regional, sub-regional or district 

plan or strategy (including any exhibited draft plans or strategies)? 

The Planning Proposal has been reviewed against the following applicable strategic plans: 

· A Plan for Growing Sydney 

The Planning Proposal is considerably consistent with the strategic goals and objectives of NSW Government’s vision 

for the city in A Plan for Growing Sydney. 

The proposal will ensure that employment opportunities will be created to accommodate a growing population. It will 

contribute and encourage the continued economic development Norwest, as a strategic centre situated within the Global 

Economic Corridor. The commercial development will accommodate office/professional related jobs, supporting Norwest 

as a high performing office market in Sydney and will ensure the economic productivity of not just Norwest Business 

Park, but Sydney as a whole. The investment of the Sydney Metro Northwest will enhance the connectivity to and from 

Norwest, allowing easy accessibility to employment opportunities generated by the proposal, as well as facilitate business 

agglomeration, as the site is within 400m to Norwest Station. This is consistent with Direction 1.7 of the strategic plan.  

The Planning Proposal will also accommodate some of the demand for around 190,000 new stand-along office jobs 

within Greater Sydney required by 2030. The proposal does not seek to include any residential development, rather an 

office facility to grow in the business park which meets Action 1.6.1 of A Plan for Growing Sydney by protecting crucial 

office and business space in what is a suburban office market where a commercial core exists and residential pressure 

is being experienced.   

The Planning Proposal is also supportive of the key notion of providing a number of jobs close to where people live, 

where residents of The Hills Shire will be able to gain access to a major office market.  
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The plan identifies the need for the Department working in partnership with Councils to update planning controls to 

increase density, including changing floor space ratio allowances and building height controls to facilitate the expansion 

of commercial markets. The approach sought under this Proposal is consistent with this objective and encourages more 

efficient land use outcomes within Norwest.  

· Draft Greater Sydney Region Plan 

The Planning Proposal is consistent with the Greater Sydney Commission’s Draft Greater Sydney Region Plan and the 

concept of a 30-minute city, with Norwest supporting the development of the Central River City.  

The Planning Proposal seeks to deliver on the overarching directions for Greater Sydney, including creating jobs and 

skills for the city. The proposal will enhance Greater Sydney’s productivity and global competitiveness to increase the 

city’s economic activity. The renewal of the site to create a major office development in Norwest would enable some of 

the 817,000 additional jobs that are required within Greater Sydney to be located in a high level business environment 

in an ever evolving economic hub in the Central River City. 

The Planning Proposal in particular would enable residents of the Central River City to live within 30 minutes of future 

job opportunities generated by the development of a high quality and sustainable commercial/office development within 

400m of Norwest Station. It will contribute to the success of Norwest as a strategic centre, as a high performing economic 

hub within Greater Sydney, where it will attract significant investment, business activity and jobs. In addition, the proposal 

seeks to deliver additional office floor space required across Greater Sydney in an efficient and timely manner as 

emphasised within the plan, in order to ensure that Greater Sydney remains competitive. 

· Revised Draft Central City District Plan 

The Central City District is described as one of the most dynamic and rapidly growing regions in Australia. The Planning 

Proposal seeks to expand the pivotal role that Central City has in Greater Sydney’s future and prosperity as an economic 

and employment powerhouse. The proposal, which seeks to facilitate a commercial development to expand employment 

opportunities within 400m of Norwest Station, meets the following planning priorities as outlined within the district plan: 

o Delivering integrated land use and transport planning and a 30 minute-city 

o Growing investment, business opportunities and jobs in strategic centres  

The proposal meets the objectives for Norwest to transform from the “traditional 1990s-style business park model into a 

transit-oriented, more vibrant and diversified centre with higher employment densities”. As identified within the district 

plan, Norwest is estimated to deliver a minimum of 49,000 jobs by 2036. The district plans also have aspirations to deliver 

a higher target of 53,000 jobs at Norwest by 2036. The Planning Proposal importantly will strengthen Norwest by retaining 

and growing commercial capacity to achieve these job targets.  

· Draft Future Transport Strategy 2056 

The Planning Proposal is consistent with the draft Future Transport Strategy vision and outcomes. It will promote the 

vision for successful places where people can enjoy living local as employment opportunities are easily accessible via 

public transport. The proposal will encourage the notion of a strong, modern economy, supported by a strong, efficient 

transport system, linking people, places, business and markets.  

The draft Future Transport Strategy envisions Norwest as being highly connected to all three cities via mass transit 

corridors, including a mixture of train, rapid bus and light rail networks, which will allow future employment opportunities 

to be within reach of 30 minutes.  

Sustainable outcomes as outlined within the transport strategy, will also be realised from the Planning Proposal. By 

allowing additional jobs to be located close to Norwest Station as well as the bus network that service the area, it will 

encourage more sustainable travel behaviour and enable better health and wellbeing by enabling people to shift to public 

transport modes, rather than private vehicles, which will lower congestion and emissions on roads, improving air quality.  
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· North West Rail Link Corridor Strategy – Norwest Station Structure Plan 

The Planning Proposal is consistent with the North West Rail Link Corridor Strategy – Norwest Station Structure Plan as 

it will strengthen Norwest’s role as a Specialised Precinct and seeks to meet the vision for Norwest to transform into a 

“vibrant and active Centre of business for the region”. The Planning Proposal sets out to deliver a key objective for the 

Norwest Precinct, being the “orderly expansion and intensification of the Business Park…by delivering 

commercial floor space with a focus on efficient, large floor plate, campus-style office space”.  

The proposal also supports the notion of transit oriented development for Norwest Precinct, as it provides employment 

within walking distance to Norwest Station, nearby residential areas, retail spaces and open space as well as other 

services and facilities.  

The subject site itself is identified as a short term opportunity site for redevelopment within the Norwest Structure Plan, 

as it is unconstrained, presenting an immediate opportunity for renewal to stimulate growth within the Precinct. The 

proposal is highly consistent with the structure plan, as shown in Figure 5.7, as it will enable the establishment of 

commercial offices that will integrate into the character of the business park. The Planning Proposal will provide for the 

employment needs of the local area and will encourage the growth of a prominent economic hub in Sydney.  

The structure plan has indicated a projected rate of 14,000m2 of commercial floor space per annum. This Planning 

Proposal seeks to deliver a total of 25,555m2 of commercial floor space which would exceed the target per annum. The 

floor space proposed is justified as very few development for commercial uses within this part of Norwest Business Park 

have been proposed since the structure plan was released in 2013. The strategic location of the site is also a significant 

factor to consider, which enables more employment opportunities close to the station to be realised, and therefore 

ensures the best outcome for the precinct.  

Q4. Is the planning proposal consistent with a council’s local strategy or other local strategic plan? 

· The Hills Corridor Strategy 

The Planning Proposal is significantly consistent with Council’s The Hills Corridor Strategy adopted in 2015, and 

especially meets the following guiding principles as outlined previously in Section 5.6: 

o Jobs to match Shire needs 

o Grow our strategic centres 

Norwest is emphasised as a specialised strategic centre for employment within The Hills Shire, and the Planning 

Proposal supports this idea by catering for additional job growth within the Business Park. The proposal seeks to 

accommodate office space to reflect the qualifications and skills of Shire residents and ensure that jobs are located close 

to home.  

The commercial development as shown in the architectural scheme supporting the Planning Proposal ensures that the 

open business feel of the business park is retained, through the orderly intensification and expansion of the site which 

will not impact on the character of the area. The proposal ensures that higher density commercial is located close to the 

station, which will enable change in travel behaviour to and from work. The height proposed for the buildings will be 

appropriate for the area and contribute to a varied and interesting skyline which will not impact on view corridors to and 

from Bella Vista Farm.  

The subject site is identified under the corridor strategy with a minimum employment FSR of 2:1. The Planning Proposal 

is in accordance with the Norwest Precinct Plan, seeking a 2.2:1 FSR to facilitate the desired commercial development 

on the site. 
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· The Employment Lands Direction  

The Planning Proposal considerably meets the directions outlined within the Employment Lands Direction adopted by 

Council including the following: 

o Accommodate the growth of a modern local economy to meet community needs  

o Enhance attractiveness of the Shire for new business and visitors 

o Promote growth in local business and employment opportunities  

o Enhance the use and viability of existing employment lands 

o Encourage quality employment lands 

The direction outlines the need to address limited land available in Norwest Business Park by redeveloping existing sites 

at a higher density. This Planning Proposal has addressed this concern by seeking an increased FSR and building height 

on the site in order to facilitate employment growth within the business park.  

It should be noted that the Direction was released in 2009, which did not take into account the Sydney Metro Northwest 

infrastructure project that would further shape employment lands within The Hills Shire.  

Q5. Is the planning proposal consistent with applicable State Environmental Planning Policies? 

The Planning Proposal is consistent with the following applicable State Environmental Planning Policies (SEPPs): 

· SEPP No. 55 – Remediation of Land 

· SEPP (Exempt and Complying Development Codes) 2008  

· SEPP (Infrastructure) 2007 

A table demonstrating consistency with the applicable SEPPs is shown in Table 7.2.  

Table 7.2 Consistency with State Environmental Planning Policies 

State Environmental 

Planning Policy 

Requirement Planning Proposal 

SEPP No. 55 – 

Remediation of Land  

This policy aims to provide for 

a Statewide planning 

approach to the remediation 

of contaminated land for the 

purposes of reducing the risk 

of harm to human health or 

any other aspect of the 

environment. 

The Planning Proposal does not seek to change the use of the 

land and aims to be consistent with the provisions of SEPP 55. 

Prior to future development, appropriate investigations will be 

undertaken to ensure that any contamination of the property is 

identified and remediated. 

SEPP (Exempt and 

Complying 

Development Codes) 

2008 

This policy aims to provide 

streamlined assessment 

processes for development 

applications that complies with 

exempt and complying 

development codes that have 

State-wide application. 

Future development of the site will consider the provisions of this 

SEPP whenever applicable. 
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SEPP (Infrastructure) 

2007 

This policy aims to facilitate 

the effective delivery of 

infrastructure across the 

State. 

Future commercial development on the site will be serviced by 

existing infrastructure. Upgrades of infrastructure may occur in the 

future, which will be addressed at the development application 

stage following the gazettal of the Planning Proposal.  

The development would be considered to be traffic generating 

development to be referred to the RMS in accordance with Clause 

104 and Schedule 3 of the SEPP as it would result in a 

commercial development with a GFA of 25,555m2 and a total of 

999 car parking.   

 

Q6. Is the planning proposal consistent with applicable Ministerial Directions (s117 directions)? 

The Planning Proposal is consistent with the applicable Section 117 Ministerial Directions being: 

· 1.1 Business and Industrial Zones 

· 2.3 Heritage Conservation 

· 3.4 Integrating Land Use and Transport 

· 5.9 North West Rail Link Corridor Strategy 

· 6.1 Approval and Referral Requirements 

· 6.3 Site Specific Provisions  

· 7.1 Implementation of A Plan for Growing Sydney  

Table 7.3 on the following page demonstrates consistency with the applicable s117 Ministerial Directions.  
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Table 7.3 Consistency with Section 117 Ministerial Directions 

Direction Objective  Comment 

1.1 Business and 

Industrial Zones 

The objectives of this direction is to 

encourage employment growth in suitable 

locations, protect employment land and 

support the viability of identified centres. 

The direction applies when a planning 

proposal will affect land within an existing 

or proposed business or industrial zone.  

The Planning Proposal will meet the objectives of this 

direction, by encouraging jobs growth within 400m to 

Norwest Station, on B7 Business Park zoned land by 

proposing to increase the floor space and building 

height controls for the site, rather than reduce the 

potential FSR for employment uses. The proposal 

protects much needed employment land, in an area 

where there are many proposals for residential 

development. The Planning Proposal will support the 

viability of Norwest as a specialised strategic centre for 

employment opportunities and business investment 

under the relevant state and local government strategic 

plans.  

2.3 Heritage 

Conservation  

The objective of this direction is to 

conserve items, areas, objects and 

places of environmental significance and 

indigenous heritage significance.  

The Planning Proposal is consistent with the terms of 

this direction. There are no heritage items identified on 

the site. In accordance with the Business DCP, the 

proposal will not impact on views to and from Bella 

Vista Farm, which is identified under The Hills LEP 

2012 as a general conservation area. 

3.4 Integrating Land 

Use and Transport 

The direction aims to ensure that urban 

structures, building forms, land use 

locations, development designs, 

subdivision and street layouts achieve 

key planning objectives. The planning 

proposal should be consistent with the 

aims, objectives and principles of 

Improving Transport Choice – Guidelines 

for planning and development and The 

Right Place for Business and Services – 

Planning Policy prepared by the 

Department of Urban Affairs and 

Planning. 

The Planning Proposal is consistent with the notion of 

integrating land use and transport, as it encourages 

additional employment opportunities within 400m 

walking distance of a major public transport node, 

being the future Norwest station, which will provide 

access to the wider metropolitan rail network within 

Sydney. The site is also supported by a suitable bus 

network.  

The Planning Proposal is therefore supportive of 

improved access to jobs, whereby future employees 

will be able to benefit from increased choice of 

available transport. This will enable a change in travel 

behaviour with a reduced dependency on cars. 

The proposal is as such is supportive of the efficient 

and viable operation of public transport services. 

5.9 North West Rail 

Link Corridor Strategy 

The objectives of this direction is to 

promote transit-oriented development 

(TOD) and manage growth around the 

eight train stations of the North West Rail 

Link and ensure that development within 

the rail corridor is consistent with the 

proposals set out within the North West 

Rail Link Corridor Strategy and precinct 

structure plans. This direction applies 

This Planning Proposal is in response to the growing 

trends and changes within The Hills Shire due to the 

Sydney Metro infrastructure project that is underway, 

with the Metro Northwest set for completion in 2019. 
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where a planning proposal applies to land 

within the rail corridor.  
The Planning Proposal contributes to facilitating 

transit-oriented development around Norwest Station, 

proposing to locate higher employment densities within 

a 400m walking distance to the station. The proposal is 

consistent with the Norwest Structure Plan including 

the employment growth projections and proposed 

future character of the Norwest Precinct as 

demonstrated in the strategic justification for proposal 

against the North West Rail Link Corridor Strategy. 

6.1 Approval and 

Referral Requirements  

This direction aims to ensure that LEP 

provisions encourage the efficient and 

appropriate assessment of development.  

This Planning Proposal seeks to minimise the inclusion 

of provisions that require the concurrence, consultation 

or referral of development applications to a Minister or 

public authority. It is understood that council would 

obtain the approval of these authorities if needed.  

The Planning Proposal does not identify the 

development as designated development.  

6.3 Site Specific 

Provisions 

The objective of this direction is to 

discourage unnecessarily restrictive site 

specific planning controls. This direction 

applies where a planning proposal would 

allow a particular development to be 

carried out.  

The Planning Proposal does not promote 

unnecessarily restrictive site specific planning controls, 

and does not propose to rezone the site, only seeking 

to increase the floor space ratio and building height 

controls, which would not restrict what can be 

developed on the site. The Planning Proposal has 

been prepared in accordance with The Hills LEP 2012 

and the Standard Instrument.  

7.1 Implementation of 

A Plan for Growing 

Sydney 

The objective of this direction is to give 

legal effect to the planning principles, 

directions and priorities for subregions, 

strategic centres and transport gateways 

contained within A Plan for Growing 

Sydney.  

This Planning Proposal reflects the objectives and 

priorities of A Plan for Growing Sydney which has been 

discussed under Question 3.  
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Section C – Environmental, Social and Economic Impact 

Q7. Is there any likelihood that critical habitat or threatened species, populations or ecological communities, or their 

habitats, will be adversely affected as a result of the proposal? 

There is little vegetation on site and the site is fully developed. There is no likelihood that the Planning Proposal will impact on 

critical habitat or threatened species, populations or ecological communities, or their habitats.  

Q8. Are there any likely environmental effects as a result of the planning proposal and how are they proposed to be 

managed?  

There are no likely environmental effects or natural hazards as a result of the Planning Proposal. The subject site is not identified 

with bushfire, flooding, landslide or biodiversity constraints.  

Q9. Has the planning proposal adequately addressed any social and economic effects? 

The Planning Proposal, which seeks to increase the floor space ratio and building height controls for the subject site will not result 

in any adverse social or economic effects.  

The proposal will not impact the view corridor to and from Bella Vista Farm as demonstrated in Section 6.2.1. 

The Planning Proposal will allow a commercial office development to be established within a key employment centre in North-

West Sydney, growing high-skilled jobs. The site’s proximity to Norwest Station allows further development opportunities to be 

established. The proposal will support the growth of economic activity within the business park, envisaged by the state and local 

government. It will also provide jobs closer to home, enabling local residents to easily access employment opportunities. The 

proposal also ensures the provision of additional office accommodation that is currently lacking within the business park.  

It is noted that Eden Brae was founded in The Hills Shire in 2001. Since inception, they have occupied office space in Norwest 

Business Park and primarily the team have resided within the vicinity of Norwest, with many living at Bella Vista.  

One of the keys to Eden Brae’s excellent employment record has been their capacity to provide office space that is complementary 

to their employees’ needs and requirements. At times, they have sought to provide surplus office space to accommodate growth.  

The history of their head office requirements and average staffing levels is shown below: 

· 2001-2004  Capital Business Centre at 5 Brookhollow Avenue  200sqm  15 staff 

· 2005-2010 Nexus at 5 Columbia Way     1,200sqm 70 staff 

· 2010-Present 22 Brookhollow Avenue     3,000sqm 150 staff 

The Planning Proposal will therefore ensure the continued growth of Eden Brae locally.  

Approximately 1,300 workers are expected to occupy the development on completion. This is based on a 1:20 building occupation 

employee density rate that is generally seen within the business park. 

It is assumed that the impact from the Metro would reduce that density rate. Whilst a 1.12:5 rate that is often achieved in the CBD 

is unlikely, it is assumed that a minor impact such as a rate of 1:17.5 may be possible, which would result in an increase to 

approximately 1,500 occupants. 

Traffic and Car Parking  

A Traffic Assessment that accompanies this Planning Proposal in Appendix B, assessed the proposed car parking provisions and 

traffic implications of the proposed commercial office development.  

Trip generation rates were calculated, which found that the proposed development will generate 409 and 314 vehicle trips during 

the morning and evening peak periods, respectively.  
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The traffic impact of the proposed development is summarised below. 

· The section of Norwest Boulevarde between Windsor Road and Solent Circuit, and the section of Solent Circuit between 

Norwest Boulevarde and Inglewood Place would operate at Level Service ‘A’ during the morning and evening peak 

hours. 

· The replacement of the roundabout controlling the intersection of Norwest Boulevarde with Solent Circuit and Reston 

Grange with traffic signals would operate at Level Service of ‘C’ and ‘B’ during the morning and evening peak periods, 

respectively.  

· The roundabout at the intersection of Fairway Drive with Solent Circuit and Inglewood Place would continue at a very 

good Level Service ‘A’ for the morning and evening peak periods.  

· The existing intersection configuration of Solent Circuit and Inglewood Place would operate at maximum capacity with 

the future traffic volumes of the proposed development resulting in a very poor Level of Service ‘F’ and corresponding 

extensive delays for vehicles exiting Inglewood Place. The provision of a roundabout at this intersection would 

considerably improve the situation.  

The traffic report concluded with the following: 

· The proposed car parking provision complies with the parking requirement of the Hills Council Development Control 

Plan. 

· The proposed car parking supply for the site will be consistent with Council parking requirements. The proposed car 

parking layout will be designed to comply with Australian Design Standards and Council Development Control Plan 

requirements.  

· Servicing for the development can be accommodated on-site. 

· The provisions of traffic signals at the intersections of Norwest Boulevarde with Solent Circuit East and with Reston 

Grange and Solent Circuit would result in considerably improved conditions at that location.  

· The intersection Solent Circuit and Inglewood Place will need to be upgraded to a roundabout to accommodate the future 

traffic volumes (as discussed in Section 5.2.3 of the report). 

The upgrade of the roundabout is intended to be delivered by the completion of Stage 2 of the proposed development. This will 

be addressed in future development applications, should the Planning Proposal be gazetted.  

 

Section D – State and Commonwealth Interests  

Q10. Is there adequate public infrastructure for the planning proposal?  

The subject site will have access to adequate public infrastructure including utility services, as there is an existing development 

on the site. The proposal has suitable access to public transport and will benefit from the opening of the Metro in 2019, where 

Norwest Station is within 400m of the site.  

Any additional infrastructure servicing requirements required for development that may occur from the gazettal of the Planning 

Proposal will be addressed in any future development applications.  

Q11. What are the views of state and Commonwealth public authorities consulted in accordance with the Gateway 

determination?  

The views of State and Commonwealth public authorities will not be known until after the initial Gateway determination as no 

consultation has been carried with either of the authorities. The determination will identify the relevant agencies to be consulted 

as part of the process. 
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7.4 Part 4 – Mapping 

The Department’s guidelines state that Planning Proposals should be supported by relevant and accurate mapping where 

appropriate. This mapping was shown previously in Section 7.2 Part 2 – Explanation of Provisions.  

7.5 Part 5 – Community Consultation 

The Department’s guidelines outline that community consultation should be undertaken in respect of the Planning Proposal. ‘A 

guide to preparing Local Environmental Plans’ set out requirements for community consultation and distinguishes between ‘low 

impact’ proposals and other types of planning proposals.  

This Planning Proposal would require a standard consultation length of 28 days. Department’s Gateway Determination will confirm 

the degree of community consultation required. Following Gateway Determination, community consultation will be undertaken in 

accordance with Gateway conditions.  

7.6 Part 6 – Project Timeline  

‘A guide to preparing Planning Proposals’ states that the primary goal of the plan making process is to reduce the overall time 

taken to produce LEPs. It is understood that the timeframe for this Planning Proposal will depend on Council’s reporting and 

decision as well as the Department’s assessment at during Gateway determination.  

The proponent seeks to ensure that the Planning Proposal will result in the occupancy of the commercial development in 2020.  

The following table demonstrates the desired project timeline. 

Table 7.4 Project Timeline 

Project Timeline 

Lodgement of Planning Proposal   December 2017 

Determination of Planning Proposal – Gazettal  December 2018 

Lodgement of DA for Office  December 2018  

Determination of DA for Office March 2019 

Forecast Northwest Metro Opening March 2019 

Commencement of Construction  June 2019 

Construction Completion  July 2020 

Building Occupation  September 2020 
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8 Conclusion  

This Planning Proposal has been prepared in accordance with Section 55 of the Environmental Planning and Assessment Act 

1979 and the Department of Planning and Environment’s guidelines including ‘A guide to preparing Planning Proposals’ and ‘A 

guide to preparing Local Environmental Plans’, seeking an amendment to The Hills Local Environmental Plan 2012 to increase 

floor space ratio and building height controls for the subject site, being Lot 4026 in DP 873565, 8 Solent Circuit, Baulkham Hills. 

These amendments would support an architectural scheme for the development of a sustainable and high quality commercial 

development in Norwest Business Park.  

The Architectural Scheme is included in Appendix A and proposes two office buildings at a similar scale containing six (6) levels 

of office space, three (3) levels of elevated car parking, a ground level for café/lobby, loading and waste at the rear, and three (3) 

levels of basement car parking and one (1) showroom level, resulting in an FSR of 2.2:1.  

The proposed development of Lot 4026 in DP 873565, 8 Solent Circuit, Baulkham Hills provides a significant opportunity to ensure 

that the best outcome can be achieved to facilitate a development where additional employment opportunities can be achieved. 

The Planning Proposal would respond to strategic objectives and priorities for the Norwest Precinct as well as local and state 

government targets, providing additional employment space that is easily accessible by public transport as well as encourage 

additional jobs to be located closer to home.   

This Planning Proposal will require the following amendments to The Hills LEP 2012 to support the architectural scheme: 

· Increase Floor Space Ratio under Clause 4.4 Floor Space Ratio and amend the ‘Floor Space Ratio Map’: 

o From 1:1 to 2.2:1 

· Increase Building Height under Clause 4.3 Height of Buildings and amend the ‘Height of Buildings Map’: 

o From RL 116m to RL 126m 

It is believed that the Planning Proposal would result in a positive outcome for the site both in terms of built form and meeting key 

strategic targets for Norwest. The proposal is consistent with Council’s vision for the Business Park.  

All strategic planning policies and statutory planning instruments have been taken into consideration and addressed within this 

Planning Proposal including A Plan for Growing Sydney, Draft Greater Sydney Region Plan, Revised Draft Central City District 

Plan, Draft Future Transport Strategy 2056, North West Rail Link Corridor Strategy, The Hills Corridor Strategy, The Employment 

Lands Direction, relevant Section 117 Directions, relevant State Environmental Planning Policies, and The Hills LEP 2012. 

The Planning Proposal is submitted to Council for consideration and if supported, the Proposal will be submitted to the Department 

of Planning and Environment for a Gateway determination. 
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1. Introduction 

1.1 Background 

TDG has been engaged by Eden Brae Homes to assess the proposed parking provisions and 

traffic implications of the proposed commercial development at 8 Solent Circuit, Norwest. 

The proposal will involve two buildings as described below: 

n Building one: 10,470m2 of office use and a small café; and  

n Building two: 13,425m2 of office use, 1,000m2 of showroom use and a small café. 

Car parking for the development will be provided by a multi-level carpark with access via 

Solent Circuit and Inglewood Place. 

This assessment has been prepared to address the traffic and parking impacts of the 

proposal, and on-site observations. 

1.2 Site Location and Study Area 

The proposed development is located at 8 Solent Circuit within the Norwest Business Park. 

Figure 1 shows the location of the site in relation to the surrounding transport network. All 

access to and from the proposed development will be off Solent Circuit and Inglewood 

Place. 

Figure 1: Site Location 1 

                                                            
1 Source: Google Maps (https://www.google.com.au/maps)



Eden Brae Homes - 8 Solent Circuit Norwest Business Park, Proposed Office Development 

Traffic Assessment Page 2 

 

21 December 2017  14925 PP Final v01.docx 
 

 

The site is currently occupied as industrial and warehouse use, with an existing driveway 

access on Solent Circuit and Inglewood Place, as shown in Figure 2. The site accesses are on 

local roads under Council jurisdiction. 

 

Figure 2: Existing Site Access2 

1.3 Land Use Zoning  

Figure 3 shows the land use zoning of the subject site in the context of adjacent sites and 

the surrounding area. 

                                                            
2 Source: Six Maps (https://maps.six.nsw.gov.au) 
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Figure 3: Site Location (Lane Use Zone)3 

The site is located within a Business Park (B7) Zone, with the land uses in the immediate 

vicinity of the site being predominantly office and commercial in nature.  Residential land 

use is well established in the wider areas to the north, west, and south of the site.  

The key features of the surrounds include the following: 

n Hillsong Church Hills Campus is located 220 metres east of the site; 

n Norwest Market Place is located 440 metres east of the site; and 

n The Norwest Metro Station is located 500 metres southeast of the site and is currently 

under construction. 

The Local Environmental Plan (LEP) provides for office and commercial activities within the 

B7 zone. 

 

                                                            
3 Source: NSW Planning and Environment Website (https://www.planningportal.nsw.gov.au/) 
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2. Proposed Development 

The Planning Proposal involves the demolition of the existing structure and construction of 

two buildings, primarily for office use, on the site located at 8 Solent Circuit Norwest. 

More specifically, the development proposal includes: 

n Six levels of office use with a total gross floor area (GFA) of 25,555m2;  

n A showroom on ground level with a GFA of 1,000m2;  

n A small café located in the main lobby area (330m2 GFA); 

n Loading facilities and waste rooms located on ground level; and  

n Six levels of car parking accommodating 999 car parking spaces, with access via Solent 

Circuit and Inglewood Place. 

The proposed plans prepared by WMK Architects are attached in Appendix A. 
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3. Car Parking Requirements 

3.1.1 Council’s Requirements 

The ‘Hills Development Control Plan 2012 – Part C Parking’ specifies the parking 

requirement for various land uses within the Norwest suburb. The car parking requirements 

for the relevant land uses, as noted in Councils DCP, is specified below:

n Commercial Premises (including business premises, office premises): 1 car parking 

space per 25m2 GFA; 

n Restaurant or café (café within a commercial office building): 1 car parking space per 

25m2 GFA; and 

n Showroom: Not specified in Councils DCP; the bulky goods rate of 1 space per 40 m2 

has been used for this purpose. 

 

Land Use Council Minimum Car 

Parking Rates 

Car Parking 

Requirements 

Car Parking Provision 

Commercial and Office 

(23,405m2) 

1 space per 25m² GFA 936.2 999 car parking spaces 

provided on site 

Café with a commercial 

office building (330m2) 

1 space per 25m² GFA 13.2 

Showroom (1,000m2) 1 space per 40m² 

GFA* 

40 

Total Car Parking Requirements  990 car parking 

spaces 

Note*: The Showroom car parking rates is not specified in Councils DCP. For this assessment the bulky goods car parking 

rates have been applied. 

Table 1: Council Car Parking Requirements 

The Hills DCP requires a minimum of 990 on-site car parking spaces in relation to the 

proposed land use.  A total of 999 car parking spaces are proposed on-site which complies 

with Councils car parking requirements. 

3.2 Car Park and Access Layout 

The car park layout and driveway access will be designed in accordance with the following 

standards:  

n Australian Standards (AS 2890); 

n Councils Development Control Plan; and 

n RTA Guide to Traffic Generating Developments Section 6 Access and Parking Area 

Design. 
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4. Existing Traffic Conditions 

4.1 Road Network 

Access to all areas within the Norwest Business Park is provided by Norwest Boulevard, 

which connects Windsor Road to Old Windsor Road.  The main access to the proposed 

development will be via Solent Circuit and Inglewood Place.   

Norwest Boulevard has a four lane divided carriageway between Windsor Road and Old 

Windsor Road.  Two-lane circulating roundabouts control most intersections along Norwest 

Boulevard, between Windsor Road and Old Windsor Road.  The roundabout at the 

intersection of Norwest Boulevarde with Lexington Drive and Elizabeth MacArthur Drive is 

signal controlled during peak periods. Traffic signals are installed at the intersections of 

Norwest Boulevard with Windsor Road and Norwest Boulevard with Old Windsor Road. 

Fairway Drive provides access to the Balmoral Estate to the north of the Business Park.  It 

has a two-lane undivided carriageway including parking on both sides.  It is controlled by a 

one lane circulating roundabout at Solent Circuit. The roundabout also provides access to 

the Hillsong site. 

Solent Circuit has a two lane divided carriageway.  It has a two-lane divided carriageway 

including on-street car parking on both sides.  

Inglewood Place provides access to the proposed development to the south of the site. It 

has a two-lane undivided carriageway including on-street car parking on both sides.  

Traffic signals are proposed at the intersections of Norwest Boulevard with Solent Circuit 

east, and at Century Circuit/Brookhollow Avenue and at the intersection with Solent 

Circuit/Reston Grange.  

4.2 Operation of Existing Road System  

4.2.1 Traffic Counts 

Traffic counts for light and heavy vehicles were carried out on Thursday 16th September 

2017 from 7:00am to 9:00am and 4:00pm to 6:00pm at the following intersection locations: 

n Norwest Boulevard, Reston Grange and Solent Circuit; 

n Solent Circuit and Inglewood Place; and 

n Solent Circuit and Fairway Drive. 

The morning and evening peak hour traffic results are summarised in Figure 4 to Figure 6. 

The detailed traffic survey results are attached in Appendix B. 
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Figure 4: Peak Hour Traffic Survey Results for Solent Circuit and Norwest Boulevard Intersection 

 

Figure 5: Peak Hour Traffic Survey Results for Solent Circuit and Inglewood Place Intersection 
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Figure 6: Peak Hour Traffic Survey Results for Solent Circuit and Fairway Drive Intersection 

4.2.2 Existing Operation of Major Approach Roads 

The existing traffic volumes along Solent Circuit and Norwest Boulevard are summarised in 

Table 2, together with their appropriate Level of Service (LoS).   

The concepts of carriageway capacity and Level of Service (LoS) are described in Appendix C 

together with criteria for their assessment.  The absence of major traffic movements 

entering/crossing from major developments along Norwest Boulevard means that the 

service one-way hourly volumes for uninterrupted traffic included in Table C2 of Appendix 

C could be used; all other streets were assessed based on the service one-way hourly 

volumes for interrupted traffic included in Table C1 of Appendix C. 
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Location Lanes Morning Peak Evening Peak 

Eastbound / 

Northbound 

Volumes 

Westbound / 

Southbound 

Volumes 

LoS Eastbound / 

Northbound 

Volumes 

Westbound / 

Southbound 

Volumes 

LoS 

Norwest 

Boulevard 

(West of 

Solent 

Circuit) 

4DCL 1,055 1,783 A 1,697 1,525 A 

Norwest 

Boulevard 

(East of 

Solent 

Circuit) 

4DCL 992 1,454 A 1,520 1,381 A 

Solent Circuit 

(north of 

Inglewood 

Place) 

4DP 374 652 A 458 431 A 

Solent Circuit 

(north of 

Norwest 

Boulevard) 

4DP 567 489 A 322 648 A 

Note:  

4DCL - 4 lanes undivided carriageway with clearway and limited access and intersections 

4DP - 4 Lanes divided carriageway with on-street parking 

Table 2: Existing Carriageway Level of Service 

During the morning and evening peak periods, Norwest Boulevard and Solent Circuit 

currently operates at a good LoS of ‘A’ in terms of carriageway capacity. 

4.2.3 Operation of Existing Critical Intersections 

The concepts of intersection capacity and Level of Service, as defined in the Guidelines 

published by the RTA (2002), are described in Appendix D together with criteria for their 

assessment.  The assessment of the Level of Service of roundabouts and signed controlled 

intersections is based on the average delay (seconds/vehicle) of the critical movement.  The 

assessment of the Level of Service of traffic signals is based on the evaluation of the 

average delay (seconds/vehicle) of vehicles on all approaches.   

An analysis of the operation of the intersections in the vicinity of the site was carried out 

using the SIDRA computer modelling program.  The results of this analysis are summarised 

in Table 3. 
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Intersection Morning Peak Evening Peak 

Average Delay 

(seconds) 

Level of 

Service (LoS) 

Average Delay 

(seconds) 

Level of 

Service (LoS) 

Roundabout 

Norwest Boulevard, Reston 

Grange and Solent Circuit 

30.7 C 38.5 C 

Solent Circuit and Fairway 

Drive 

17.3 B 14.8 B 

Sign Controlled 

Solent Circuit and Inglewood 

Place 

55.6 D 40.0 C 

Table 3: Existing Intersection Operation 

As identified in Table 3 the following conclusion can be made from the above analysis for 

each intersection: 

n The Norwest Boulevard, Reston Grange and Solent Circuit intersection is currently 

operating at a Level of Service C for the morning and evening peak periods. 

n The Solent Circuit and Inglewood Place intersection is currently operating at a near 

capacity Level of Service ‘D’ during the morning peak period and improving to an LoS ‘C’ 

during the evening peak period.   

n The Solent Circuit and Fairway Drive roundabout is currently operating at a Level of 

Service B for the morning and evening peak periods. 
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5. Traffic Impact of Proposed Development 

5.1 Trip Generation and Distribution of Proposed 

Development 

5.1.1 Trip Generation Rates  

The trip generation of the proposed development were estimated based on the latest RMS 

Technical Direction 2013/04a which stipulates the following peak hourly generation rates: 

n Office: 

Morning Peak hour: 1.6 trips per 100 m2 GFA; and 

Evening Peak Hour: 1.2 trips per 100 m2 GFA. 

n Showroom: 

The proposed showroom would accommodate home fitouts such as kitchens, bathrooms 

and bedrooms. The RMS guidelines does not provide trip generation rates for this specific 

use. For this assessment, the bulky goods retail store traffic generation rates have been 

applied from the RMS technical direction guidelines of 2.7 vehicles per 100m2 GFA. 

n Café:  

The RMS (RTA) Guide to Traffic Generating Developments (RMS Guide) and Technical 

Direction (TDT 2013/04a) do not adequately address trip generation for café use located in 

office developments. The small cafe premises will service primarily the office building and 

possibly some bypass traffic.  Peak period traffic generation would be negligible. 

For this assessment it is expected there will be 70% inbound vehicles and 30% outbound 

vehicles in the morning peak period. The evening peak period will have a reverse traffic 

distribution with 30% inbound vehicles and 70% outbound vehicles. 

The proposed development will generate 409 and 314 vehicle trips during the morning and 

evening peak periods, respectively. The traffic generation breakdown is provided in Table 4. 
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Land Use 

Morning Peak Hour Traffic 

Generation (Volumes) 

Evening Peak Hour Traffic 

Generation (Volumes) 

Arrival Departure Arrival  Departure 

Office and Commercial 

(23,895m2 GFA) 

267 115 87 200 

Café (330m2 GFA) 

 

The small cafe premises will service primarily the office building and 

possibly some bypass traffic.  Peak period traffic generation would be 

negligible. 

Showroom (1,000m2 GFA) 19 8 8 19 

Total Traffic Generation 286 123 94 219

Table 4: Trip Generation of Proposed Planning Proposal 

5.1.2 Trip Distribution and Assignment 

It has been assumed that traffic signals would be in place at the intersection of Solent 

Circuit / Norwest Boulevard.  It has further been assumed that the planned replacement of 

the roundabout with traffic signals at the Norwest Boulevard / Solent Circuit / Reston 

Grange intersection would be completed by the time the development of the Site is 

completed. 

The major approach and departure routes for trips currently generated by nearby 

developments, summarised in Table 5, were adopted for the proposed Planning Proposal. 

 

Approach Roads To / From 
Morning Peak  Evening Peak 

Arrival Departure Arrival Departure 

Distribution % 

Norwest Boulevard West 51% 32% 20% 31% 

Windsor Road North 13% 16% 18% 22% 

Windsor Road South 7% 19% 21% 20% 

Fairway Drive North 11% 26% 5% 7% 

Reston Grange South 18% 7% 36% 20% 

Total 100% 100% 100% 100%

Traffic Volumes 

Norwest Boulevard West 146 39 13 68 

Windsor Road North 37 20 17 48 

Windsor Road South 20 23 20 44 

Fairway Drive North 31 32 5 15 

Reston Grange South 52 9 34 44 

Total 286 123 94 219 

Table 5: Peak Hour Traffic Generation and Distribution 
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Based on the traffic distribution percentages, the traffic volumes have been assign on to 

the road network as shown in Table 5. The assignment of trips on to the road network took 

into account the following:  

n The median in Solent Circuit, between Inglewood Place and Fairway Drive, restricts 

movements to left in and left out from the site access on Solent Circuit. 

n The main site access will be from Inglewood Place. 

5.2 Traffic Impact of Proposed Development 

5.2.1 Impact on Major Approach Roads 

The carriageway traffic volumes along Norwest Boulevard, Solent Circuit and other 

approach roads are summarised in Table 6 together with their appropriate Level of Service, 

for traffic conditions including the proposed development of 8 Solent Circuit Norwest. 

 

Location Lanes Morning Peak Evening Peak 

Eastbound / 

Northbound 

Volumes 

Westbound / 

Southbound 

Volumes 

LoS Eastbound / 

Northbound 

Volumes 

Westbound 

/ 

Southbound 

Volumes 

LoS 

Uninterrupted Volumes (Refer to Table B2 Appendix C) 

Norwest 

Boulevard 

(West of 

Solent Circuit) 

4DCL 1,201 1,823 A 1,612 1,418 A 

Norwest 

Boulevard 

(East of 

Solent Circuit) 

4DCL 1,035 1,511 A 1,716 1,593 A 

Interrupted Volumes (Refer to Table B1 Appendix C) 

Solent Circuit 

(north of 

Inglewood 

Place) 

4DP 502 683 A 503 436 A 

Solent Circuit 

(North of 

Norwest 

Boulevard) 

4DP 822 580 A 411 851 A 

Note:  

4DCL - 4 lanes undivided carriageway with clearway and limited access and intersections 

4DP - 4 Lanes divided carriageway with on-street parking 

Table 6: Future Carriageway Level of Service 

The section of Norwest Boulevard between Windsor Road and Solent Circuit, and the 

section of Solent Circuit between Norwest Boulevard and Inglewood would operate at Level 

of Service ‘A’ during the morning and evening peak hours. 
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5.2.2 Impact on Critical Intersections 

For this assessment, it has been assumed that traffic signals will be installed at the 

intersection of Norwest Boulevard, Solent Circuit and Reston Grange. 

An analysis of the intersections likely to be impacted by the proposed development was 

carried out using SIDRA intersection modelling software.  The results of this analysis are 

included in Appendix E and summarised in Table 7.   

 

Intersections Morning Peak Evening Peak 

Average Delay 

(seconds) 

Level of 

Service (LoS) 

Average Delay 

(seconds) 

Level of 

Service (LoS) 

Traffic Signals  

Norwest Boulevard, Reston 

Grange and Solent Circuit 

29.3 C 27.4 B 

Roundabout 

Solent Circuit and Fairway 

Drive 

11.5 A 9.6 A 

Sign Controlled 

Solent Circuit and Inglewood 

Place 

>70 F >70 F 

Table 7: Future Intersection Operations with the Proposed Development 

The replacement of the roundabout controlling the intersection of Norwest Boulevard with 

Solent Circuit and Reston Grange with traffic signals would operate at a Level of Service ‘C’ 

and ‘B’ during the morning and evening peak periods, respectively.   

The roundabout at the intersection of Fairway Drive with Solent Circuit would continue at a 

very good Level of Service ‘A’ for the morning and evening peak periods. 

The existing intersection configuration of Solent Circuit and Inglewood Place would operate 

at maximum capacity with the future traffic volumes of the proposed development 

resulting in a very poor level of Service ‘F’ and corresponding extensive delays for vehicles 

exiting Inglewood Place.  

The provision of a roundabout at this intersection would considerably improve the situation 

as discussed in Section 5.2.3. 

5.2.3 Inglewood Place and Solent Circuit Intersection 

The proposed intersection configuration of Solent Circuit and Inglewood Place is shown in 

Figure 7. 
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Figure 7: Proposed Intersection Upgrade of Solent Circuit and Inglewood Place 

Table 8 gives a summary of the SIDRA results for the future traffic volumes applied to the 

proposed intersection configuration of Solent Circuit and Inglewood Place. 

 

Intersection Morning Peak Evening Peak 

Average Delay 

(seconds)

Level of 

Service (LoS)

Average Delay 

(seconds)

Level of 

Service (LoS)

Solent Circuit and 

Inglewood Place 

11.9 A 12.6 A 

Table 8: Summary of SIDRA Outputs for the Proposed Intersection Upgrade 

The proposed intersection configuration of Solent Circuit and Inglewood Place is operating 

at an excellent Level of Service (LoS) A for the morning and evening peak periods.  

The results indicate that the proposed intersection configuration will have capacity for 

future traffic demands from the proposed development and background traffic growth. 
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6. Conclusions 

TDG NSW Pty Ltd has reviewed the traffic and parking matters of the proposed office and 

commercial development at 8 Solent Circuit Norwest. The proposed development 

consisting of office and commercial use (23,895m2 GFA), showroom use (1,000m2 GFA), two 

small cafés (330m2 GFA) and a multi-level car park accommodating 999 car parking spaces 

on-site. 

Based on the above assessment, it is concluded that: 

n The proposed car parking provision complies with parking requirement of the Hills 

Council Development Control Plan. 

n The proposed car parking supply for the site will be consistent with Council parking 

requirements. The proposed car parking layout will be designed to comply with 

Australian Standards and Council Development Control Plan requirements. 

n Servicing for the development can be accommodated on-site. 

n The provisions of traffic signals at the intersections of Norwest Boulevard with Solent 

Circuit East and with Reston Grange and Solent Circuit would result in considerably 

improved conditions at that location.  

n The intersection Solent Circuit and Inglewood Place will need to be upgraded to a 

roundabout to accommodate the future traffic volumes.  
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Appendix A 

Proposed Site Plans 



0 42 10m86

SCALE 1:100 @ A1

L1 346-348 Kent St
Sydney NSW 2000
Telephone 02 9299 0401
Facsimile 02 9299 0402
wmkarchitecture.com
ABN 25 082 956 929

WMK Architecture

PRELIMINARY

Issue Description Date Client Project Title Drawing No. Issue

Scale Drawing Size

Drawn ByProject No.

CAD Reference
Dimensioned Drawings to take precedence over scaling. Contractor to verify all 
dimensions on site before construction. All inconsistencies to be reported to the 
Architect immediately. This drawing and its contents remain the copyright of 
WMK Architecture Pty Ltd ©

A1

Issue Description Date

 1 : 1000@A1

17075 Author

PROJECT\00000 PROJECT NAME\DWG\REVIT\FILENAME.RVT

EDEN BRAE HOMES
INVESTMENTS PTY LTD

SOLENT CIRCUIT COMMERCIAL
BUILDINGS
8 SOLENT CIRCUIT, BAULKAM HILLS, 2153

SK38SITE

10/18/17



0 42 10m86

SCALE 1:100 @ A1

L1 346-348 Kent St
Sydney NSW 2000
Telephone 02 9299 0401
Facsimile 02 9299 0402
wmkarchitecture.com
ABN 25 082 956 929

WMK Architecture

PRELIMINARY

Issue Description Date Client Project Title Drawing No. Issue

Scale Drawing Size

Drawn ByProject No.

CAD Reference
Dimensioned Drawings to take precedence over scaling. Contractor to verify all 
dimensions on site before construction. All inconsistencies to be reported to the 
Architect immediately. This drawing and its contents remain the copyright of 
WMK Architecture Pty Ltd ©

A1

Issue Description Date

 1 : 2000@A1

17075 Author

PROJECT\00000 PROJECT NAME\DWG\REVIT\FILENAME.RVT

EDEN BRAE HOMES
INVESTMENTS PTY LTD

SOLENT CIRCUIT COMMERCIAL
BUILDINGS
8 SOLENT CIRCUIT, BAULKAM HILLS, 2153

SK40SITE - ANALYSIS

10/18/17







BUILDING OUTLINE

BUILDING OUTLINE

B
U

IL
D

IN
G

 O
U

T
L

IN
E

B
U

IL
D

IN
G

 O
U

T
L

IN
E

37 SPACES

49 SPACES

B
 O

 U
 N

 D
 A

 R
 Y

  
 L

 I
 N

 E

B
 O

 U
 N

 D
 A

 R
 Y

  
 L

 I
 N

 E

B O U N D A R Y   L I N E

B O U N D A R Y   L I N E

STAGE 1STAGE 2

STAGE 1STAGE 2

0 84 20m1612

SCALE 1:200 @ A1

L1 346-348 Kent St
Sydney NSW 2000
Telephone 02 9299 0401
Facsimile 02 9299 0402
wmkarchitecture.com
ABN 25 082 956 929

WMK Architecture

PRELIMINARY

Issue Description Date Client Project Title eussI.oN gniwarD

Scale Drawing Size

Drawn ByProject No.

CAD Reference
Dimensioned Drawings to take precedence over scaling. Contractor to verify all 
dimensions on site before construction. All inconsistencies to be reported to the 
Architect immediately. This drawing and its contents remain the copyright of 
WMK Architecture Pty Ltd ©

A1

etaDnoitpircseDeussI

 1 : 200@A1

17075 Author

PROJECT\00000 PROJECT NAME\DWG\REVIT\FILENAME.RVT

EDEN BRAE HOMES
INVESTMENTS PTY LTD

SOLENT CIRCUIT COMMERCIAL
BUILDINGS
8 SOLENT CIRCUIT, BAULKAM HILLS, 2153

SK36TYPICAL ABOVE GROUND
PARKING FLOOR (LEVEL 2-3)

10/16/17



B
 O

 U
 N

 D
 A

 R
 Y

  
 L

 I
 N

 E

B
 O

 U
 N

 D
 A

 R
 Y

  
 L

 I
 N

 E

B O U N D A R Y   L I N E

B
 O

 U
 N

 D
 A

 R
 Y

  
 L

 I
 N

 E

B
 O

 U
 N

 D
 A

 R
 Y

  
 L

 I
 N

 E

B O U N D A R Y   L I N E

B O U N D A R Y   L I N E

1745 - OFFICE AREA 2035 - OFFICE AREA

STAGE 1STAGE 2

STAGE 1STAGE 2

BUILDING OUTLINE

OFFICE OVER OUTLINE

B
U

IL
D

IN
G

 O
U

T
L

IN
E

B
U

IL
D

IN
G

 O
U

T
L

IN
E

80 4 20m1612

SCALE 1:200 @ A1

L1 346-348 Kent St
Sydney NSW 2000
Telephone 02 9299 0401
Facsimile 02 9299 0402
wmkarchitecture.com
ABN 25 082 956 929

WMK Architecture

PRELIMINARY

etaDnoitpircseDeussI tcejorPtneilC Title eussI.oN gniwarD

eziS gniwarDelacS

Drawn ByProject No.

CAD Reference
Dimensioned Drawings to take precedence over scaling. Contractor to verify all 
dimensions on site before construction. All inconsistencies to be reported to the 
Architect immediately. This drawing and its contents remain the copyright of 
WMK Architecture Pty Ltd ©

A1

etaDnoitpircseDeussI

 1 : 200@A1

17075 Author

PROJECT\00000 PROJECT NAME\DWG\REVIT\FILENAME.RVT

EDEN BRAE HOMES
INVESTMENTS PTY LTD

SOLENT CIRCUIT COMMERCIAL
BUILDINGS
8 SOLENT CIRCUIT, BAULKAM HILLS, 2153

SK37TYPICAL OFFICE FLOOR
(LEVEL 4-9)

10/16/17



0 84 20m1612

SCALE 1:200 @ A1

L1 346-348 Kent St
Sydney NSW 2000
Telephone 02 9299 0401
Facsimile 02 9299 0402
wmkarchitecture.com
ABN 25 082 956 929

WMK Architecture

PRELIMINARY

Issue Description Date Client Project Title Drawing No. Issue

Scale Drawing Size

Drawn ByProject No.

CAD Reference
Dimensioned Drawings to take precedence over scaling. Contractor to verify all 
dimensions on site before construction. All inconsistencies to be reported to the 
Architect immediately. This drawing and its contents remain the copyright of 
WMK Architecture Pty Ltd ©

A1

Issue Description Date

 1 : 200@A1

17075 BL / AK

PROJECT\00000 PROJECT NAME\DWG\REVIT\FILENAME.RVT

EDEN BRAE HOMES
INVESTMENTS PTY LTD

SOLENT CIRCUIT COMMERCIAL
BUILDINGS
8 SOLENT CIRCUIT, BAULKAM HILLS, 2153

DA600SECTION A

01/06/16



0 42 10m86

SCALE 1:100 @ A1

L1 346-348 Kent St
Sydney NSW 2000
Telephone 02 9299 0401
Facsimile 02 9299 0402
wmkarchitecture.com
ABN 25 082 956 929

WMK Architecture

PRELIMINARY

Issue Description Date Client Project Title Drawing No. Issue

Scale Drawing Size

Drawn ByProject No.

CAD Reference
Dimensioned Drawings to take precedence over scaling. Contractor to verify all 
dimensions on site before construction. All inconsistencies to be reported to the 
Architect immediately. This drawing and its contents remain the copyright of 
WMK Architecture Pty Ltd ©

A1

Issue Description Date

A

 @A1

17075 Author

PROJECT\00000 PROJECT NAME\DWG\REVIT\FILENAME.RVT

EDEN BRAE HOMES
INVESTMENTS PTY LTD

SOLENT CIRCUIT COMMERCIAL
BUILDINGS
8 SOLENT CIRCUIT, BAULKAM HILLS, 2153

SK12VIEW 3

12/04/17

A FUTURE DEVELOPMENT ISSUE 05.12.2017



Eden Brae Homes - 8 Solent Circuit Norwest Business Park, Proposed Office Development 

Traffic Assessment 

 

21 December 2017  14925 PP Final v01.docx 
 

 

Appendix B 

Traffic Surveys 
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Appendix C 

Concept of Carriageway Capacity and 

Level of Service 
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The capacity of major streets within an urban area can be based on an assessment of their 

operating Level of Service. 

Level of Service is defined by NAASRA (1988) as a "qualitative measure of the effects of a number 

of features, which include speed and travel time, traffic interruptions, freedom to manoeuvre, 

safety, driving comfort and convenience, and operating costs.  Levels of service are designated 

from A to F from best (free flow conditions) to worst (forced flow with stop start operation, long 

queues and delays) as follows: 

 

*LEVELS OF SERVICE 

A - Free flow (almost no delays); 

B - Stable flow (slight delays); 

C - Stable flow (acceptable delays); 

D - Approaching unstable flow (tolerable delays); 

E - Unstable flow (congestion; intolerable delays); and 

F - Forced flow (jammed). 

A service volume, as defined by Austroads, is the maximum number of vehicles that can pass over 

a given section of roadway in one direction during one hour while operating conditions are 

maintained at a specified Level of Service.  It is suggested that ideally arterial and sub-arterial 

roads should not exceed service volumes at Level of Service C.  At this level, whilst most drivers 

are restricted in their freedom to manoeuvre, operating speeds are still reasonable and 

acceptable delays experienced. However, in urban situations, arterial and sub-arterial roads 

operating at Level of Service D are still considered adequate.  Traffic Volumes along urban roads 

with interrupted and uninterrupted flow conditions are included in Table B1 and B2 respectively. 

 

DESCRIPTION 
LEVEL OF SERVICE 

A B C D E F 

2 Lane Undivided 540 630 710 810 900 F 

4 Lane Undivided 900 1050 1200 1350 1500 O 

4 Lane Undivided with Clearways 1080 1260 1440 1620 1800 R 

4 Lane Divided with Clearways 1140 1330 1520 1710 1900 C 

4 Lane Divided with Clearways, limited access and limited intersections 1610 1870 2140 2410 2670 E 

6 Lane Undivided 1440 1680 1920 2160 2400 D 

6 Lane Divided with Clearway 1740 2030 2320 2610 2900  

Table B1: Level of Service Interrupted Flow Conditions along Urban Roads (One Way Hourly Volumes) 
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DESCRIPTION 
LEVEL OF SERVICE 

A B C D E F 

4 Lane Undivided (13m) 1260 1470 1680 1890 2100 F 

4 Lane Undivided with Clearways 1510 1760 2010 2270 2520 O 

4 Lane Divided with Clearways 1600 1860 2130 2400 2660 R 

4 Lane Divided with Clearways, limited access and limited intersections 2250 2620 3000 3380 3740 C 

6 Lane Undivided 2020 2350 2690 3020 3360 E 

6 Lane Divided with Clearway 2440 2840 3250 3660 4060 D 

6 Lane Divided with Clearways, limited access and limited intersections 3375 3930 4500 5070 5610  

* 40% higher than base volumes in Table B1 

Table B2: Level of Service Uninterrupted Flow Conditions along Urban Roads (One Way Hourly Volumes) 
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Appendix D 

Guidelines for Evaluation of Intersection 

Capacity 
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The RTA has included in the "Guide to Traffic Generating Developments” (Dec 1993, Issue 2) a 

section on the assessment of intersections.  The assessment of the Level of Service of an 

intersection is based on the evaluation of the following Measures of Effectiveness: 

 

(a) Average delay (seconds/veh) (all forms of control)  

(b) Delay to critical movement (seconds/veh) (all forms of control) 

(c) Degree of saturation (traffic signals and roundabouts) 

(d) Cycle length (traffic signals) 
 

INTANAL was used to calculate the relevant intersection parameters.  INTANAL is software which 

allows comparisons between different forms of intersection control and different forms of 

intersection configurations to be readily evaluated.  That is at each intersection the priority 

control, roundabout and signal control options will be examined to determine the most efficient 

form of control. 

The best indicator of the Level of Service at an intersection is the average delay experienced by 

vehicles at that intersection.  For traffic signals, the average delay over all movements should be 

taken.  For roundabouts and priority control intersections (with Stop and Give Way signs or 

operating under the T-junction rule) the critical movement for Level of Service assessment should 

be that with the highest average delay. 

With traffic signals, delays per approach tend to be equalised, subject to any over-riding 

requirements of signal co-ordination as well as to variations within individual movements.  With 

roundabouts and priority - control intersections, the critical criterion for assessment is the 

movement with the highest delay per vehicle.  With this type of control the volume balance might 

be such that some movements suffer high levels of delay while other movements have minimal 

delay.  An overall average delay for the intersection of 25 seconds might not be satisfactory if the 

average delay on one movement is 60 seconds. 

The average delay for Level of Service E should be no more than 70 seconds.  The accepted 

maximum practical cycle length for traffic signals under saturated conditions is 120 - 140 seconds.  

Under these conditions 120 seconds is near maximum for two and three phase intersections and 

140 seconds near maximum for more complex phase designs.  Drivers and pedestrians expect 

cycle lengths of these magnitudes and their inherent delays in peak hours.  A cycle length of 140 

seconds for an intersection which is almost saturated has an average vehicle delay of about 70 

seconds, although this can vary.  If the average vehicle delay is more than 70 seconds, the 

intersection is assumed to be at Level of Service F. 

Table C1 sets out average delays for different levels of service.  There is no consistent correlation 

between definitions of levels of service for road links as defined elsewhere in this section, and the 

ranges set out in Table C1.  In assigning a Level of Service, the average delay to the motoring 

public needs to be considered keeping in mind the location of the intersection.  For example, 
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drivers in inner-urban areas of Sydney have a higher tolerance of delay than drivers in country 

areas.  Table C1 provides a recommended baseline for assessment. 

 

Level of Service 
Average Delay per 

Vehicle (seconds/veh) 
Traffic Signals, Roundabout Give Way and Stop Signs 

A less than 14 Good operation Good operation 

B 15 to 28 
Good with acceptable 

delays and spare capacity 

Acceptable delays and spare 

capacity 

C 29 - 42 Satisfactory 
Satisfactory, but accident 

study required 

D 43 to 56 Operating near capacity 
Near capacity and accident 

study required 

E 57 to 70 

At capacity; at signals, 

incidents will cause 

excessive delays 

Roundabouts require other 

control mode 

At capacity, required other 

control mode 

Table C1: Level of Service Criteria for Intersections 

The figures in Table C1 are intended as a guide only.  Any particular assessment should take into 

account site-specific factors including maximum queue lengths (and their effect on lane blocking), 

the influence of nearby intersections and the sensitivity of the location to delays.  In many 

situations, a comparison of the current and future average delay provides a better appreciation of 

the impact of a proposal, and not simply the change in the Level of Service. 

The intersection degree of saturation (DS) can also be used to measure the performance of 

isolated intersections.  At intersections controlled by traffic signals, both queue length and delays 

increase rapidly as DS approaches 1.0.  An upper limit of 0.9 is appropriate.  When DS exceeds 0.8 

- 0.85, overflow queues start to become a problem.  Satisfactory intersection operation is 

generally achieved with a DS of about 0.7 - 0.8. (Note that these figures are based on isolated 

signalised intersections with cycle lengths of 120 seconds.  In co-ordinated signal systems DS 

might be actively maximised at key intersections).  Although in some situations additional traffic 

does not alter the Level of Service, particularly where the Level of Service is E or F, additional 

capacity may still be required.  This is particularly appropriate for service level F, where small 

increases in flow can cause disproportionately greater increases in delay.  In this situation, it is 

advisable to consider means of control to maintain the existing level of absolute delay. Suggested 

criteria for the evaluation of the capacity of signalised intersections based on the Degree of 

Saturation are summarised in Table C2. 
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Level of Service 

Optimum Cycle Length 

(Seconds) 

(Co) 

Volume/Saturation 

Y 

Intersection Degree 

Of Saturation 

X 

A/B - Very good operation < 90 < 0.70 < 0.80 

C - Satisfactory 90-120 0.70-0.80 0.80-0.85 

D - Poor but manageable 120-140 0.80-0.85 0.85-0.90 

E/F - Bad, extra capacity required >140 >0.85 > 0.90 

Table C2: Criteria for Evaluating Capacity Of Signalised Intersections* 

* Source:  Roads & Traffic Authority (2002) 
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Appendix E 

SIDRA Results 
































