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site introDUCtion | Contextual Proximity

ConteXt
ProXIMITY

The site is located in the Norwest Business Park 
within The hills Shire Council local Government 
Area, 30km Northwest of the Sydney CBD. The site 
is located at 14-16 Brookhollow Avenue, Northwest. 
The site currently contains four two storey structures 
operating as a commercial business park. The
site is relatively flat with a fall towards the north west, 
towards Brookhollow Avenue where the current point 
of access to the site exists. 

The site is bound by Norwest Boulevard to the north 
west and Brookhollow Avenue to the north east, with 
single residential development to the south. Across 
Brookhollow Avenue to the north east of the site is 
the Norwest Metro underground railway station, still 
under construction. Across Norwest Boulevard to the 
north west of the site is hillsong Church, and directly 
north of the site is the Norwest Marketown Shopping 
Centre.
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site introDUCtion | Site surroundings

ConteXt
ProXIMITY

1. norwest Metro UnDergroUnD Metro 
station

2. norwest BUsiness ParK

3. norwest MarKettown sHoPPing

4. Hillsong CHUrCH

5. norwest BUsiness ParK

6. st. JosePH's sPiritUality Centre

7. tHe Hills CHeMist

8. laKe View PriVate HosPital

9. aDina Hotel
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site introDUCtion | subject site photos
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SUBJECT SITE

sUBJeCt site
PhoToGrAPhY

The site is located in the Norwest Business Park 
within The hills Shire Council local Government 
Area, 30km Northwest of the Sydney CBD. The site 
is located at 14-16 Brookhollow Avenue, Northwest. 
The site currently contains four two storey structures 
operating as a commercial business park. The
site is relatively flat with a fall towards the north west, 
towards Brookhollow Avenue where the current point 
of access to the site exists. 

The site is bound by Norwest Boulevard to the north 
west and Brookhollow Avenue to the north east, with 
single residential development to the south. Across 
Brookhollow Avenue to the north east of the site is 
the Norwest Metro underground railway station, still 
under construction. Across Norwest Boulevard to the 
north west of the site is hillsong Church, and directly 
north of the site is the Norwest Marketown Shopping 
Centre.
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site introDUCtion | Site analysis
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sUBJeCt site
oPPorTuNITIeS AND CoNSTrAINTS

The site is located in the Norwest Business Park 
within The hills Shire Council local Government 
Area, 30km Northwest of the Sydney CBD. The site 
is located at 14-16 Brookhollow Avenue, Northwest. 
The site currently contains four two storey structures 
operating as a commercial business park. The
site is relatively flat with a fall towards the north west, 
towards Brookhollow Avenue where the current point 
of access to the site exists. 

The site is bound by Norwest Boulevard to the north 
west and Brookhollow Avenue to the north east, with 
single residential development to the south. Across 
Brookhollow Avenue to the north east of the site is 
the Norwest Metro underground railway station, still 
under construction. Across Norwest Boulevard to the 
north west of the site is hillsong Church, and directly 
north of the site is the Norwest Marketown Shopping 
Centre.



site introDUCtion | surrounding proposals
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sUrroUnDing
ProPoSAlS

The site sits within one of the most exciting emerging 
urban precincts in the greater Sydney area, with plans 
in place for the transformation of this precinct into a 
Central Business District. Predominant developments 
and planning proposal are listed below

1. esPlanaDe - 11-13 solent CirCUit
A premium high-density development around the 
Norwest lake and next to the Norwest Marketown 
is under construction for 265 apartments. Building 
height will be 143.2 rl (19-20 storeys)

2. norwest City MarKetown
4.4 ha master-planned Mulpha’s Norwest Business 
Park aimed to provide 3,300 new jobs in addition to 
the existing 24,000 jobs in the Norwest Business 
Park, 1056 Apartments; 26,000 sqm retail; 84,000 sqm 
Commercial. The proposal has sought to increase the 
height of the development to rl 242.8 (40 storeys) 
and FSr of 5.14:1. The proposal has not proceeded 
to Gateway (dated 21/09/2017 from Planning Panel 
NSw)

3. 34-36 BrooKHollow aVenUe
merc capital development

4. norwest Metro station
An underground Metro station is currently under 
construction directly to the north east of the site, 
making the planning and design of this site critical 
to the success of the mass transit expectation of the 
Norwest Metro Station Interchange

5. norwest station site
Plans are in place by landcom for the development 
of 33 Brookhollow Avenue, being the Norwest Metro 
Station Site, into a three tower hotel and commercial 
development of between 11 and 30 storeys over a 
central retail plaza at the lower levels.

6. 26-30 BrooKHollow aVenUe
The 2.03 ha amalgamated site is proposed to be a 
mixed-use development with retail, office and 479 
residential units. The proposal seeks residential 
accommodation and increase in height and FSr for 
the lots. The local Planning Panel raised several 
issues and did not support submitting the proposal 
to the Department of Planning and environment for a 
Gateway determination.
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[Planning Proposal]
[23/05/2018] [4+2 Burbank Place Norwest] 51

Proposed Building
Building Perspective from Burbank Place

sUrroUnDing
ProPoSAlS

The site sits within one of the most exciting emerging 
urban precincts in the greater Sydney area, with plans 
in place for the transformation of this precinct into a 
Central Business District. Predominant developments 
and planning proposal are listed below

7. 2-4 BUrBanK PlaCe, BaUlKUM Hills

The planning proposal that would lead to the 
redevelopment of 4+2 Burbank Place, Norwest. The 
site is approximately 13,890m2 and is to be developed 
for commercial, retail + parking uses.  zone. The 
development has the opportunity to integrate and 
preserve a number of environmental features such as 
the existing creek and surrounding
bush reserve. These ecological assets greatly benefit 
the character of the development and assist in 
responding to the site context. Preserving this natural 
asset and pedestrian connection through is essential.

8. 8 solent CirCUit

9. tHe greens 40 solent CirCUit

10. aVeo norwest, norBriCK BoUleVarD, BV

11. 47 sPUrway DriVe



site introDUCtion | surrounding proposals summary

site Zoning HeigHt Fsr statUs

2-4 BUrBanK PlaCe, norwest B7 BUsiness ParK PreVioUsly rl 116, 

UPDateD to rl 126M (aPProX 12 storeys)

PreVioUsly 1.49:1, 

UPDateD to 2.8:1

DUe to Be PUBlisHeD 

sePt 2021. 

25-21 BrooKHollow aVenUe, norwest

(oVer-station DeVeloPMent)

B7 BUsiness ParK PreVioUsly rl 116M,

UPDateD to Part rl 135.65, Part rl 184.25

(aPProX 25 storeys)

PreVioUsly 1:1,

UPDateD to Part 2.42, Part 4:1

gateway issUeD, 

Post PUBliC eXHiBition.

8 solent CirCUit, norwest B7 BUsiness ParK PreVioUsly rl 116M. 

UPDateD to rl 126M (aPProX 10 storeys)

PreVioUsly 1:1, 

UPDateD to 2.2:1

gateway issUeD 23.06.2018 FinaliseD 

1 ColUMBia CoUrt, norwest eXisting: B7 BUsiness ParK 

ProPoseD: B4 MiXeD Use

PreVioUsly rl 116M, 

UPDateD to rl 207M (aPProX 28 storeys)

PreVioUsly 1:1, 

UPDateD to 4.5:1

UnDer CoUnCil assessMent

34-36 BrooKHollow aVenUe, norwest eXisting: B7 BUsiness ParK 

ProPoseD: B4 MiXeD Use

PreVioUsly rl 116 

UPDateD to rl 223 (40 storeys)

PreVioUsly 1:1

UPDateD to Base 2.4:1, inCentiVe: 3:1

CoUnCil sUPPort JUly 2021,

PenDing gateway DeterMination

26-30 BrooKHollow aVenUe, norwest MiXeD Use PreVioUsly rl 116M 

UPDateD to rl 167M (aPProX. 23 storeys)

PreVioUsly 1:1 

UPDateD to 3.82:1

not sUPPorteD

4 CentUry CirCUit, BaUlKHaM Hills (MarKetown) eXisting: B7 BUsiness ParK 

ProPoseD: B4 MiXeD Use

PreVioUsly rl 116M 

UPDateD to rl 242.8M  (aPProX. 40 storeys)

PreVioUsly: 1.49:1 

UPDateD to 5.14:1

not sUPPorteD, Being reViseD

11-13 solent CirCUit, norwest (tHe esPlanaDe) eXisting: B2 loCal Centre & sP2 inFrastrUCtUre 

ProPoseD: B4 MiXeD Use

PreVioUsly rl 116 

UPDateD to: rl 143.2 (aPProX 23 storeys)

PreVioUsly: 1.49:1 

UPDateD to 2.42:1

FinaliseD. 

40 solent CirCUit, norwest (tHe greens) eXisting: r4 HigH Density resiDential 

ProPoseD: B4 MiXeD Use

PreVioUsly rl 116, UPDateD to rl169M

(aPProX 26 storeys)

UPDateD to 2.9:1 PUBlisHeD 17 JUly 2020. 

2-6, 7 MaitlanD PlaCe, norwest eXisting: r4 HigH Density resiDential 

ProPoseD: B4 MiXeD Use

PreVioUsly rl116M, UPDateD to rl169M (aPProX 25 
storeys)

UPDating oF Fsr FroM 1:1 to 1.5:1 FinaliseD

14-16 BrooKHollow aVenUe, norwest eXisting: B7 BUsiness ParK PreVioUsly rl116M, 

UPDateD to +/- rl120M & rl152M

(aPProX 6 to 16 storeys)

UPDating oF Fsr FroM 2:1 to 4:1 n/a
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UrBan Vision | Norwest Study area structure plan
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norwest
PreCINCT vISIoN

“A specialised employment retail and entertainment 
centre with some opportunity for higher density 
residential living around the Norwest lake Precinct.”

The hills Corridor strategy. 
Prepared by The hills Shire Council

The vision of The hills Corridor strategy includes 
higher density commercial mixed used development, 
located close to the new Norwest Metro railway 
station, as well as a growth potential to 5,650 
dwellings in Norwest (2,202 dwellings above the 
current controls) and 26,200 jobs (16,047 jobs above 
the current controls). 

The hills Corridor strategy proposes an employment 
FSr for the subject site of 2:1, as shown  in the image 
to the left.

New Norwest Metro railway Station effect on Subject 
Site

The construction of the new Norwest Metro railway 
Station directly adjacent to the site subject to this 
proposal has significant planning implications to the 
land use zoning, height and density of this site.

The combination of a new underground railway 
station, bus interchange, the Norwest Marketown 
Shopping Centre, all located adjacent to this site, 
together with the site being located on Norwest 
Boulevard, the future “high Street” of the Norwest 
CBD, creates special significance to this site as part 
of the future Norwest CBD. 

The site of this proposal requires planning assessment 
well beyond the current hills Shire leP and DCP, 
which does not factor in the Norwest rail and Bus 
interchange or the possibility of this site forming an 
integral part of a future Norwest CBD. Development 
at current planning controls, or zoning, height and 
density controls below those proposed, will jeopardise 
the future development of the Norwest CBD 50 or 100 
years from now, once this site is development under 
strata title. 



UrBan Vision | Norwest Precinct desired outcomes
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norwest
PreCINCT CorrIDor STrATeGY

The North west rail link Corridor Strategy, prepared 
by Transport NSw and Planning NSw in September 
2013 has the following vision for the Norwest Study 
Area:

A new station, located within the existing Norwest 
Business Park, will provide further impetus for 
Norwest to evolve as 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 Study Area will provide opportunities for increased 
employment and housing capacities within walking/
cycling distance of the station and the Business Park, 
while ensuring the local amenity, heritage, open 
spaces and natural environment are protected. 

underpinning this vision will be the final Structure 
Plan, formulated on the principles of Transit oriented 
Development (ToD). ToDs are generally mixed-use 
communities within walking distance of a transit 
node that provide a range of residential, commercial, 
open space and public facilities in a way that makes it 
convenient and attractive to walk, cycle or use public 
transport for the majority of trips. 

opportunities 

As part of the Norwest Precinct vision and the North 
west rail link Corridor Strategy, this site which 
is located less than 50m from the Norwest Metro 
railway Station and 150m from Norwest Marketown 
retail district provides a natural environment for high-
density mixed-use development that will provide the 
required 2:1 employment FSr and satisfy the need for 
high density residential dwellings.

This proposal will facilitate a more urban 
pedestrianised civic precinct for Norwest. Activated 
urban streetscapes will facilitate improved amenity, 
sustainable live/work/play lifestyle as well as 
providing the security that comes with activated well-
lit streetscapes that do not turn to unsafe deserted 
areas after dark. 



lANDZoNING MAP | B7 BUsiness ParK

Floor SPACe rATIo | 1:1 Fsr heIGhT oF BuIlDING | rl 116M aHD

MINIMuM loTSIZe | 8000 M2

UrBan Vision | current controls
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leP Controls
CurreNT SITuATIoN

FSr
The FSr of the site is identified as 1:1

land Zoning:

The planning controls allow for B7 Business Park 
development within the subject site.

-r3 Medium Density residential zoning to the south 
of the site
- re-1 Public recreation zone to the south adjoining 
r3 zone.

height of Building:
The development of this site has a height limit of rl 
116 m



UrBan Vision | urban design concepts

• The SuBJeCT SITe IS loCATeD oN The verGe oF The NorweST CoMMerCIAl PreCINCT AND 

The MeDIuM AND low DeNSITY reSIDeNTIAl AreAS

• loT SIZe, STreeT SIZe AND INTeNSITY hAve A SIGNIFICANT STeP IN SCAle, The ProPoSeD 

DeveloPMeNT hAS To ADAPT To ThIS TrANSITIoN

• The CeNTrAl ACTIvITY ZoNe oF The BuSINeSS PArk CreATeS The APeX oF The NorweST 

CeNTre. The BuIlT ForM AND DeNSITY GrADuAllY lowerS TowArDS The ADJACeNT 

reSIDeNTIAl ZoNING AreAS.

• The BuIlDING SITS AloNG The GreeN BuFFer ZoNe BeTweeN CoMMerCIAl AND 

reSIDeNTIAl.

• The urBAN CoNTeXT INForMS The BuIlT ForM AND eNSureS A TrANSITIoN wIThouT 

ADverSe IMPACT To The SouTherN reSIDeNTIAl DwellINGS.

lot Plan | size and zoning norwest town Centre transition 16
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UrBan Vision | urban design concepts

west eleVation | undesired built form west eleVation | Cascading built form

soUtH eleVation | undesired built form soUtH eleVation | Split and lowered built form

• A BuIlT ForM IN CloSe ProXIMITY To reSIDeNTIAl 

ZoNING ShoulD CoNSIDer overShADow IMPACTS

• uNDeSIreD ForM wIThouT vISuAl relIeve

• The ProPoSeD BuIlT ForM CASCADeS TowArDS 

The SouTh The reSPoND To The FINer GrAIN 

reSIDeNTIAl. FurTherMore ProMoTe SolAr 

ACCeSS.

• A CleAr BreAk IN The BuIlT ForM STIMulATeS 

PerMeABIlITY oF The MASS AND reDuCeS ShADow 

IMPACT. 
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UrBan Vision | urban design concepts

green PoCKets | Stranger Creek & Pocket park lanDsCaPe setBaCKs | Bringing green onto the site green integration | Green articulation throughout the 
building

• The SITe IS SITuATeD IN BeTweeN Two leAFY AreAS, 

oNe BehING The IBM DATA CeNTre SITe NorTh 

oF Brookhollow AND The SeCoND BeING The 

PoCkeT PArk AloNG FAIrMoNT STreeT. The lATTer 

BeING PArT oF The GreeN BuFFer ZoNe BeTweeN 

The BuSINeSS PArk AND The reSIDeNTIAl AreA

• The CurreNT BuSINeSS PArk ArrANGeMeNT 

MAkeS A hArSh DIvISIoN AND INTerruPTS The 

PArkS.

• The ProPoSAl SeekS AN CoNNeCTIoN oF GreeN.

• eXTeNSIve FroNT AND reAr SeTBACkS ProMoTe 

lANDSCAPe INTerGrATIoN oN The SITe, 

• ThIS FurTher STreNGTheNS The GreeN BuFFer 

oN The SouTh AND MAINTAINS The GreeN 

ChArACTer oF Brookhollow AveNue.

• The BuIlDING DeSIGN IS DrIveN BY lANDSCAPe 

INTeGrATIoN For SeverAl reASoNS

• The CoNNeCTIoN oF The BuIlT ForM wITh The 

GrouND level IS SoFTeNeD BY The STePPeD 

PoDIuM CovereD wITh lANDSCAPe.

• Moreover A GreeN eNvIroNMeNT ArouND 

CoMMerCIAl FloorSPACe CoNTrIBuTeS To 

heAlThIer workING CoNDITIoNS.
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UrBan Vision | current controls

Hills sHire DCP | setback controls ProPosal | setback variation CoUnCil ProPoseD DCP DiagraMs

• 20 MeTer FroNT SeTBACk To STreeT

• 5 MeTer SIDe SeTBACk To CoMMerCIAl

• 15 MeTer reAr SeTBACk To reSIDeNTIAl

• INCreASeD CeNTrAl AXe To ProMoTe PeDeSTrIAN 

Flow ThrouGh SITe.

• vArIATIoN IN SeTBACk To Brookhollow AveNue 

To ProMoTe CoNCeNTrATIoN oF ACTIvITY IN 

CeNTer

• overAll INCreASe reAr SeTBACk To STreNGTheN 

GreeN BuFFer ZoNe AND ProMoTe eXTeNSIoN oF 

SouTh eASTerN PoCkeT PArk
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DCP Controls
CurreNT SITuATIoN

SeTBACk

h) The building setback to all public roads is to be a 
minimum of 20 metres except where provided below.

k) The setback to side and rear boundaries where 
the adjoining land use is of an industrial, business 
or commercial nature shall be a minimum of 10 
metres except in the case of car parking where a 5 
metre setback applies provided the first 5 metres is 
landscaped to screen that car parking.

l) The side and rear building setbacks from property 
boundaries adjoining land zoned for residential, 
rural or open space purposes shall be a minimum 
of 15 metres. This area is to be exclusively used for 
landscaping.
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Design ConCePt | Design steps

steP 1 | Stepped silhouette

steP 4 | Cascading floorplates create valley

steP 2 | Pushing setbacks to create inviting forecourt

steP 5 | Gradient in facade treatment

steP 3 | lowering middle portion of built form

steP 6 | Green articulation throughout the building
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The current scheme shows 6/10 Storeys built form.
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1144  --  1166  BBrrooookkhhoollllooww  AAvveennuuee
Planning Proposal

Total Site Area 6621 m²

Current FSR 1.0 : 1

Current GFA 6,621 m²

Proposed FSR 2.65 : 1

Proposed GFA 17,539 m²

Roof 129.2
Level 9 125.6 1085.4
Level 8 122.0 1085.4
Level 7 118.4 1085.4
Level 6 114.8 1085.4
Level 5 111.2 1864.7
Level 4 107.6 1864.7
Level 3 104.0 2057.2
Level 2 100.4 2291.7
Level 1 96.8 2588.8
Ground Floor 91.0 2530.3
Lower Ground Floor 86.0 64
Basement 1 83.0 76
Basement 2 80.0 76
Basement 3 77.0 76

SSuubbttoottaall 1177553399 229922

NNLLAA  TToottaall

GGFFAA  TToottaall 1177553399 m2

TToottaall  CCaarrbbaayyss 229922

DDIISSCCLLAAIIMMEERR

Recipients must make their own investigations to satisfy themselves in all aspects.

The design and accompanying documentation contained herein is and remains the intellectual property of PBD Architects.

These areas are schematic only and subject to council and other requisite approval. Areas are not to be used for marketing purposes.

This scheme has been prepared generally within the bounds of the current site dimensions however is subject to detailed discussion with council,

hence may be subject to change once advice is received.

This design has been prepared without structural or services engineering input hence is subject to change once advice is received.

The information contained herein is believed to be correct at time on preparation based on the information available at the time of preparation.
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THE HILLS SHIRE COUNCIL DCP - AT LEAST 50% OF THE REQUIRED PRIVATE OPEN SPACE WITHIN THE SUBJECT PROPERTY AND THAT ON ADJOINING PROPERTIES IS TO RECIEVE DIRECT SUNLIGHT FOR A MINIMUM OF 4 HOURS BETWEEN 9AM TO 3PM ON 21 JUNE

Address 9:00 ‐ 10:00 10:00 ‐ 11:00 11:00 ‐ 12:00 12:00 ‐ 01:00 1:00 ‐ 2:00 2:00 ‐ 3:00 9am ‐ 3pm

33 Fairmont Avenue 6hrs

35 Fairmont Avenue 6hrs

37 Fairmont Avenue 6hrs

39 Fairmont Avenue 6hrs

41 Fairmont Avenue 6hrs

43 Fairmont Avenue 6hrs

45 Fairmont Avenue 4hrs

47 Fairmont Avenue 4hrs

50 Fairmont Avenue 6hrs

48 Fairmont Avenue 5hrs

46 Fairmont Avenue 6hrs

44 Fairmont Avenue 6hrs

42 Fairmont Avenue 6hrs

40 Fairmont Avenue 6hrs
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THE HILLS SHIRE COUNCIL DCP - AT LEAST 50% OF THE REQUIRED PRIVATE OPEN SPACE WITHIN THE SUBJECT PROPERTY AND THAT ON ADJOINING PROPERTIES IS TO RECIEVE DIRECT SUNLIGHT FOR A MINIMUM OF 4 HOURS BETWEEN 9AM TO 3PM ON 21 JUNE

Address 9:00 ‐ 10:00 10:00 ‐ 11:00 11:00 ‐ 12:00 12:00 ‐ 01:00 1:00 ‐ 2:00 2:00 ‐ 3:00 9am ‐ 3pm

2 Lakeview Close 6 hrs

4 Lakeview Close 6 hrs

14 Hillsborough Way 6 hrs

12 Hillsborough Way 6 hrs

7 Hillsborough Way 6 hrs

1 Fairmont Avenue 6hrs

3 Fairmont Avenue 6hrs

5 Fairmont Avenue 6hrs

7 Fairmont Avenue 6hrs

9 Fairmont Avenue 6hrs

11 Fairmont Avenue 6hrs

13 Fairmont Avenue 6hrs

4 bethant Cresent 6hrs

6 bethant Cresent 6hrs

8 bethant Cresent 6hrs

10 bethant Cresent 6hrs

42
page

Planning ProPosal rePort for 14-16 Brookhollow Avenue | norwest
Prepared by PBD | arCHiteCts + Project Managers

Nominated Architect - Paul Buljevic - No. 7768
Taylored for iCH CorP Pty ltD on 29 March 2022

aPPenDiX B | SolAr ACCeSS
Shadow Analysis on Neighboring Properties



8 : 0 0  AM

1 0 : 0 0  AM

9 : 0 0  AM

1 1 : 0 0  AM
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1 2 : 0 0  PM

2 : 0 0  PM

1 : 0 0  PM

3 : 0 0  PM
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tHe sUBJeCt site

The hills DCP- Solar Access for residential Flat 
Building
- living rooms and Private open SPace for at least 
70% of residential units should receive a minimum 
of 3 hours direct sunlight between 9 AM and 3PM 
in midwinter.
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