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COUNCIL ASSESSMENT REPORT
SYDNEY CENTRAL CITY PLANNING PANEL 

PANEL 
REFERENCE & DA 
NUMBER

PPSSCC-651
DA 1231/2025/JP

PROPOSAL 
Concept Development Application for Norwest Quarter. The 
development will be constructed in five stages, with the first stage 
under construction.

ADDRESS 40 Solent Circuit Norwest
2-6 Maitland Place Norwest

APPLICANT Mulpha Norwest Quarter Developments

OWNER Mulpha Norwest Pty Limited

DA LODGEMENT 
DATE 17 February 2025

APPLICATION TYPE Development Application 

REGIONALLY 
SIGNIFICANT 
CRITERIA

Clause 2.20 and Schedule 6 of the SEPP (Planning Systems) 2021

ESTIMATED 
DEVELOPMENT 
COST

$794,065,142.00(excluding GST)

CLAUSE 4.6 
REQUESTS Nil

KEY SEPP/LEP The Hills LEP 2019 and SEPP (Housing) 2021 

TOTAL & UNIQUE 
SUBMISSIONS  KEY 
ISSUES IN 
SUBMISSIONS

One – The submission relates to impacts to traffic and lack of 
infrastructure, overdevelopment of the site, proposal is out of 
character for the area and development results in overshadowing 
and privacy of adjoining properties.  

DOCUMENTS 
SUBMITTED FOR  
CONSIDERATION

Statement of Environmental Effects – Egis 
Urban Design Report (including scaled plans) – Terroir with Realm 
Studios, Monogram, SJB and Finding Infinity 
Landscaping and Public Domain Design Report – Realm Studios 
Survey Plan – Geosurv 
Preliminary Site Investigation – EI Australia  
Quantity Surveying Cost Estimate Report – MBM 
Environmental Initiatives Report – Finding Infinity 
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EXECUTIVE SUMMARY 
 
The Development Application (DA 1231/2025/JP) seeks consent for a Concept Development 
Consent for a mixed-use residential development comprising of nine residential flat buildings 
to be constructed in five stages at 40 Solent circuit and 2-6 Maitland Place Norwest.  The site 
is zoned R4 High Density Residential under The Hills LEP 2019 and is located within the 
Norwest Precinct known as the Norwest Town Centre Residential East Precinct.  Whilst site 
specific planning proposals were made separately for 40 Solent Circuit and 2-7 Maitland Place 
in 2020 and 2017 respectively, the purpose of the subject Development Application is to 
establish a new framework for the whole site which was not contemplated under the separate 
planning proposals.  

The Concept Development Application is made under Section 4.22 of the Environmental 
Planning and Assessment Act 1979.  The application seeks approval for a total of 935 
dwellings (864 dwellings on 40 Solent Circuit and 71 dwellings on 2-6 Maitland Place) and 
establishes maximum building heights, envelopes, setbacks and staging across the site.  No 
built form is included as part of the subject Development Application.  Separate development 
applications for built form will be lodged for Stages 2 to 5.  The first stage of development at 
40 Solent Circuit was approved under development consent 1541/2021/JP and is currently 
under construction.  

The proposal complies with the maximum height and FSR permissible within the Hills LEP 
2019 (LEP).  The Concept Development Application proposes a maximum height of RL176 at 
40 Solent Circuit and RL169 at 2-6 Maitland Place which complies with Clause 4.3 of the LEP.  
A maximum FSR of 2.9:1 at 40 Solent Circuit and 3:1 at 2-6 Maitland Place is also proposed 
which complies with the maximum incentive FSR permitted under Clause 7.11 of the LEP.  
Future built form development applications will need to demonstrate that these development 
standards are met.  In accordance with Clause 7.7 of the LEP, the proposal has been reviewed 
by Council’s Design Advisory Panel (DAP) and the findings of the DAP have been considered 
in the assessment of the Concept Development Application.  The DAP made 

Arboricultural Impact Assessment Report – Australis Tree 
Management 
Tree Protection Plan – Australis Tree Management 

SPECIAL 
INFRASTRUCTURE 
CONTRIBUTIONS 
(S7.24)

N/A  Concept Development Application only

RECOMMENDATION Approval

DRAFT 
CONDITIONS TO 
APPLICANT

Yes

SCHEDULED 
MEETING DATE Electronic Determination 

PREPARED BY Cynthia Dugan – Principal Coordinator

CONFLICT OF  
INTEREST 
DECLARATION

None Declared
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recommendations to the built form of the development, some of which are conditioned in the 
development consent and will be considered in future built form development applications.  It 
is considered that the provisions under Clause 7.7 Design Excellence of the Hills LEP 2019 
are satisfied.  

The concept proposal has been considered against the design quality principles for residential 
apartment development set out in Schedule 9 of Chapter 4 under SEPP (Housing) 2021.   The 
proposal is consistent with the local context of the site being within a residential precinct in 
the Norwest Precinct.  The concept proposal has the potential to result in built form outcomes 
that provide high quality landscaping, amenity, sustainability, housing diversity, safety and 
aesthetic outcomes and that buildings are designed to minimise perceived bulk and scale and 
enhance the qualities and identity of the area.  The density and scale of the proposal is 
consistent with the height and FSR as envisaged under the site specific planning proposals.  
Future built form applications will need to demonstrate these design principles are met with 
the submission of Design Verification Statements.  The proposal has also been considered 
against the Apartment Design Guide (ADG).  Indicative layouts have been provided to 
demonstrate that the concept application is capable of achieving compliance with the relevant 
design criteria of the ADG including communal and public open space, deep soil zones, visual 
privacy/building separation, solar and daylight access, natural ventilation.  A detailed 
assessment against each of the design criteria will be made under future built form 
development applications.  
 
The proposal complies with the Hills DCP 2012 with the exception of site planning (location of 
buildings), height building envelopes, location of public/private communal open space and 
front setbacks, under Part D Section 8 - Norwest Town Centre Residential Development and 
the maximum 50m building length control for Building I under Part B Section 5 Residential Flat 
Buildings.  The variations to the site specific controls relating to site planning (location of 
buildings), height building envelopes and public/private communal opens space, can be 
supported as these controls relate to indicative figures in the site specific DCP based on 
concept designs submitted with the site specific planning proposal for 40 Solent Circuit under 
5/2015/PLP.  It is noted that the images/figures submitted with the planning proposal included 
“sculptural” towers with full height glass facades on each level with a lightweight, slender built 
form outcome, which are more reflective of commercial towers rather than residential towers.  
Further, 7 Maitland Place has since been developed under development consents 
1235/2018/JP and 1154/2021/JP without the inclusion of 2-6 Maitland Place which formed 
part of the planning proposal under 5/2016/PLP.

A planning proposal sets out strategic justification for amending an environmental planning 
instrument and provides conceptual designs and indicative plans to demonstrate the 
development would have site specific merit.  This includes block/massing diagrams and 
building envelopes to justify the increase in provisions such as height or floor space ratio.  The 
detailed design including built form and design excellence is not assessed as part of the 
planning proposal but under subsequent development applications.  The subject concept 
application seeks to establish a new framework for building heights, envelopes, setbacks and 
staging for 40 Solent Circuit and 2-6 Maitland Place including the reduction in the number of 
overall buildings at 40 Solent Circuit from nine to eight and alters the building envelopes from 
a rounder, organic form to a rectilinear edge.  A building is also included with the development 
within 2-6 Maitland Place.  It is considered that despite these variations, the built form outcome 
could result in an appropriate urban design, planning and landscaping outcome.  It is noted 
that in assessing any future built form applications, approval of the subject Concept 
Development Application will take precedent over any controls under the DCP.  

Whilst the majority of building envelopes comply with the front setbacks control, variations are 
proposed within the Spurway Drive for Buildings H and I and D, E and F within the Solent 
Circuit boundary.  Variations to Buildings B and C have already been supported under 
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development consent 1541/2021/JP.  The DCP requires a 14m setback to Spurway Drive and 
10m setback to Solent Circuit.  The Design Advisory Panel recommends that the proposal 
complies with these setback controls.  

The building envelopes for Buildings D, E and F on Solent Circuit and Building H on Spurway 
Drive are angled or positioned in such a way that the average of the front setbacks could 
comply with the minimum setbacks.  However, the setback variation for Building I on Spurway 
Drive boundary will not result in an average of 14m.  The total length of Building I is also 
approximately 92m which does not comply with the maximum 50m building length control 
under Part B Section 5 of the DCP.  Whilst the Applicant has indicated the building will be 
designed in a “stepped arrangement”, an outdoor play area for a child care centre is also 
proposed within this frontage which will require acoustic fencing and crash barriers.  Further, 
a 6m wide Endeavour Energy easement is located along the Spurway Drive front setback.  It 
is noted that plants with significant root systems that grow greater than 400 mm below ground 
level, retaining walls running longitudinally above underground assets and acoustic fencing 
are not permitted within this easement.  Opportunities for landscaping will be limited in front 
of Building I.  In this regard, the variation to the front setback control for Building I is not 
supported, and condition 8 is recommended in the draft consent requiring at least an average 
setback of 14m with encroachments of up to 10m is permitted for Building I.  In addition, 
condition 10 is recommended in the draft consent requiring that all works within the easement 
including the driveway access for Building H will have to be designed and approved by 
Endeavour Energy’s easements officer.

The application includes non-residential land uses in Stages 1 and 2 with 460 car parking 
spaces proposed in Stage 1 and 340 spaces in Stage 2.  However, the Stage 1 development 
consent 1541/2021/JP was approved with 473 spaces (283 for residential, 36 residential 
visitors, 5 share and 149 spaces for non-residential/commercial development).  For 340 
dwellings proposed under Stage 2, at least 208 residents and 42 visitor spaces will be required 
in accordance with the minimum provisions under Clause 7.11 and the DCP.  This would result 
in a maximum of 90 spaces available for all non-residential land uses.  A planning proposal 
7/2025/PLP for changes to the distribution and mix of additional permitted commercial uses 
under the LEP is currently on exhibition until 3 November 2025.  As such, the gross floor area 
for non residential land uses have not been quantified under Stage 2 of the development.  It 
is acknowledged that as this is only a concept application, sufficient parking could be 
accommodated within future detailed built form applications, subject to the submission of traffic 
reports.  In this regard, condition 7 is recommended in the draft consent requiring that future 
built form applications proposing non residential land uses must demonstrate that sufficient 
parking is provided separate from the minimum residential and residents visitor spaces.   

One submission was received following the notification period.  The concerns raised 
predominantly relate to impacts to traffic and lack of infrastructure, overdevelopment of the 
site and proposal is out of character for the area and development results in overshadowing 
and privacy of adjoining properties.  These concerns have been addressed in this report and 
do not warrant refusal of the application.  The proposal is consistent with the dwelling yield, 
heights and FSR as envisaged under previous planning proposals which were considered to 
have strategic and site-specific merit.  

The proposal is recommended for approval subject to conditions contained at Attachment A 
of this report.  
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1. THE SITE AND LOCALITY

The site is irregular in shape and comprises 40 Solent Circuit with a site area of 38,242m² and 
2,648m² for 2-6 Maitland Place which results in a total area of 40,890m².  The site slopes to 
the south and is bounded by Spurway Drive to the north, Natura Rise to the west, Maitland 
Place to the east and Solent circuit to the south.  

The site is located approximately 530m from the Norwest metro station.  The site is located 
within the Norwest Central Precinct under the Norwest Precinct Plan which sets the framework 
for Norwest to emerge as a thriving mixed use strategic centre and highly competitive 
employment precinct.  

Under the Hills LEP 2019, the subject site is zoned R4 High Density Residential, comprises a 
maximum height of RL176 for 40 Solent Circuit and RL169 for 2-6 Maitland Place.  Stage 1 of 
the development (Buildings B and C) was approved under 1541/2021/JP and is currently being 
constructed on 40 Solent Circuit.  A single storey building for temporary use as an exhibition 
home and community garden approved under 1425/2022/HA also occupies 40 Solent Circuit.  
2-6 Maitland Place is currently vacant.  

The properties to the northwest and west of the site are zoned R4 High Density Residential 
and comprises of mixed use residential flat buildings.  Directly north of the development is 
Castle Hill Country Club which is zoned RE2 Private Recreation.  The properties to the 
northeast comprise a medium density seniors housing development known as Castle Pines.  
Properties to the east of 40 Solent and north of 2-6 Maitland Place include residential flat 
buildings up to 25 storeys in height which are currently under construction.  Further east of 2-
6 Maitland Place and to the south of the site is land zoned SP4 Enterprise Corridor and 
comprises commercial developments, a private hospital and Norwest Lake.  

2. THE PROPOSAL AND BACKGROUND 

2.1 The Proposal 

The Development Application seeks consent for a concept masterplan to support a mixed-use 
residential development comprising 935 dwellings across nine residential flat buildings and 
five stages of development.  A total of 864 dwellings is proposed on 40 Solent Circuit and 71 
dwellings on 2-6 Maitland Place. The proposed Concept Development Application is made 
under section 4.22 of the Environmental Planning And Assessment Act 1979 and seeks to 
establish building heights, envelopes, and setbacks as well as staging across the whole site. 
This application is accompanied by a comprehensive urban design report and landscape 
concept plans. 

The staging of the development is provided below:
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Figure 1:  Staging Plan

Details of the staging of the built form is proposed as follows:

Stage 1 
Construction of two mixed use residential flat buildings known as Building B (13 storeys) and 
C (23 storeys) comprising a non-residential uses on the lower levels, combined four level 
basement car parking and associated landscaping.  This stage is located on the western end 
of the site, has been approved under development consent 1541/2021/JP and is currently 
under construction.

Stage 2
Construction of two mixed use residential flat buildings known as Building D (26 storeys) and 
I (11 storeys) comprising non-residential uses on the lower levels, combined three and a half 
level basement car parking and associated landscaping.  This stage is located on the western 
portion of the site with Building D fronting Solent Circuit and Building I fronting Spurway Drive.

Stage 3 
Construction of two residential flat buildings known as Building E (24 storeys) and F (23 
storeys) comprising ancillary non-residential uses for exclusive use of residents on the lower 
levels, combined four level basement car parking and associated landscaping:  This stage is 
located on the south eastern portion of the site with frontage to Solent Circuit.

Stage 4
Construction of two residential flat buildings known as Building G and H (both 11 storeys) 
comprising ancillary non-residential uses for exclusive use of residents on the lower levels, 
combined two level basement car parking and associated landscaping.  This stage is located 
on the north eastern portion of the site with frontage to Spurway Drive.
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Stage 5
Construction of a residential flat building known as Building J (25 storeys), three level 
basement car parking and associated landscaping.  

Note:  The non-residential uses proposed include restaurant/café, retail premises, medical 
facilities, swimming pool and a childcare centre within Stages 1 and 2.  Stage 1 non-residential 
land uses have been approved under development consent 1405/2024/HA.  Ancillary non-
residential uses are also proposed for residents in Stages 3 and 4.  These include health 
service facilities and recreational facilities (indoor).  All future non-residential land uses will be 
subject to future built form and land use applications.  

A numerical overview of the proposal is detailed in the below table:

Concept Proposal

40 Solent Circuit
(Lot 2107 DP 1216268)

2-6 Maitland Place
(Lot 22 DP 1034506)

Dwellings Stage 1 – 181
Stage 2 – 208
Stage 3 – 365
Stage 4 – 110

Total: 864

Stage 5 – 71

Total: 71

Gross Floor 
Area

110,902m² (maximum) 7,944m² (maximum)

Floor Space 
Ratio 

2.9:1 (maximum) 3:1 (maximum)

Building 
heights

Stage 1 (approved)
Building B- 13 storeys (RL164.7)
Building C - 23 storeys (RL168)

Stage 2
Building D – 26 storeys (RL175.9)
Building I – 11 storeys (RL126.2)

Stage 3
Building E – 24 storeys (RL170.3)
Building F – 23 storeys (RL167.1)

Stage 4
Building G – 11 storeys (RL132.4)
Building H – 11 storeys (RL132.4)

Stage 5
Building J – 25 storeys (RL169)

Setbacks Stage 1 (approved)
Solent Circuit  

Building B:  8.5m 
Building C:   6.4m (podium) and 

6.9m (tower)

Spurway Drive 
Building B 14m (tower) and 7.9m 

(circular podiums)

Stage 5
Solent Circuit 16m 

Maitland Place 13-25m
Northern boundary 12m
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Stage 2
Solent Circuit 

Building D 6m – 14m

Spurway drive 
Building I 6m – 10m

Stage 3
Solent Circuit 

Building E 10m
Building F 6m – 14m

Eastern property boundary 39m

Stage 4 
Spurway Drive 

Building H 10m – 15m
Building G 11m – 14m

Eastern property boundary 13m 

Open space Stages 1-4
20,698m² (54%)

Stage 5
2,162m² (81%)

Landscaped 
area

Stages 1-4
26,926m² (70.41%)

Stage 5
2,172m² (82%)

Deep soil 
zone

Stages 1-4
10,289m² (26.91%)

Stage 5
821m² (31%)

Car parking Stage 1 basement – 460
Stage 2 basement – 340
Stage 3 basement – 399
Stage 4 basement – 177

Total:  1,376

Stage 5 basement – 129

Total:  129

Vehicular 
access

Stages 1 -3 basements – driveway 
crossover via Solent Circuit at the 

western end of the site.
Stage 4 basement –  driveway 
crossover via Spurway Drive at the 
northern part of the site.

Stage 5 basement – driveway 
crossover via Maitland Place at the 
eastern end of the site.  

2.2 Background And History of Site

The site is located in Norwest Business Park and zoned R4 High Density Residential.  The 
site comprises two lots 40 Solent Circuit (Lot 2107 in DP 1216267) and 2-6 Maitland Place 
(Lot 22 in DP 1034506) which have both been subject to separate site specific planning 
proposals and development applications which are detailed below:  
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40 Solent Circuit

The Norwest master scheme was adopted on 2 September 1992 which identified the use of 
the site for medium density residential and part golf course.  Amendment no. 64 to the 
Baulkham Hills Local Environmental Plan 1991 was gazetted on 6 August 1999 and changed 
the entire site to a residential land use which is now known as the Norwest Residential 
Precinct.  

A number of masterplans for the Norwest Residential Precinct were considered by Council 
between 2004 to 2007.  These are detailed below:

• A report regarding development application 88/05/HC and draft DCP for a Masterplan 
for the Norwest residential precinct was considered by Council at its meeting on 14 
September 2004.  Council resolved that the matter be deferred to allow time for the 
DCP to be re-drafted limiting the height on residential apartment buildings to four 
storeys, a traffic study and plan for Bella Vista and Crestwood areas be undertaken 
and submitted to Council and funds for the preparation of the traffic study and plan be 
identified in the budged review.  This development application was withdrawn on 17 
November 2004.  

• A report regarding the draft Local Environmental Plan and draft Development Control 
Plan for the Norwest Residential Precinct was considered by Council at its meeting on 
19 April 2005.  Council resolved to not exhibit the draft DCP and LEP as they did not 
conform with the previous resolution of 14 September 2004 limiting the maximum 
building heights to four levels.   

• Stage 1 development application 790/2006/HC for Norwest Town Centre Residential 
Precinct Master Plan was approved by Council at its meeting on 28 March 2006.  The 
masterplan comprised a total of 518 dwellings over three precincts (west, central and 
east) with medium density residential development in the west and central precinct and 
medium density residential flat buildings in the eastern and central precincts.  

Subject to the approval of the masterplan for the Norwest Town Centre Residential Precinct 
under DA 790/2006/HC, the following built form development applications were approved:

• DA 2378/2006/HC was approved on 5 April 2007 by Council’s Development 
Assessment Unit (DAU) for 11 small lot integrated housing units, 12 town houses and  
a residential flat building comprising 12 apartments in the west precinct on Fairway 
Drive.  This was known as “The Lakes”.

• DA 241/2008/HC was approved on 26 August 2008 by Council’s Development 
Assessment Unit for the construction of the Central Residential Precinct.

• DA 993/2010/JP was approved on 23 September 2010 by The Joint Regional Planning 
Panel for the construction of an amended Central Residential Precinct Development 
comprising 32 integrated housing units, and 54 attached townhouses. This was known 
as “Central Park Estate”.

Planning proposal 7/2012/PLP was lodged with Council in May 2012 seeking to amend the 
Norwest Residential Precinct Masterplan by increasing the LEP height limit within Eastern 
Precinct and the site specific DCP.  The intent of this planning proposal was to introduce 
attached dwelling typologies to the approved residential flat building masterplan.  
Notwithstanding, council at its meeting held on 27 November 2012 resolved not to proceed 
with the proposal.  
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DA 910/2013/JP was approved on 28 August 2013 by the Joint Regional Planning Panel 
(JRPP) to amend the masterplan for the Eastern Precinct to provide 328 dwellings comprising 
6 residential flat buildings and 88 attached dwellings.  The JRPP supported Clause 4.6 
variations to the maximum height standard and minimum lot size standard under the LEP.  
The approval of this application resulted in a built form outcome of not only residential flat 
buildings but also attached dwellings and increased the maximum density permitted on the 
site.

DA 936/2014/JP was approved on 7 August 2014 by the JRPP (Sydney West Region) for the 
construction of two residential flat buildings being 8 storeys (Block A1) and 9 storeys (Block 
A2) containing 100 apartments and 2 levels of basement car parking. This is known as the 
“Watermark Apartments”.

The maximum building height for the Eastern Precinct was amended from 16m to RL116 when 
the Hills Local Environmental Plan (Amendment No. 24) was notified on 17 July 2015.

DA 1347/2015/JP was approved on 26 November 2015 by the Joint Regional Planning Panel 
(Sydney West Region) for a revised masterplan for the Norwest Town Centre Eastern 
Residential Precinct for 342 units (up to 12 storeys in height) and 66 attached dwellings.  This 
revised masterplan introduced another residential flat building to replace 25 attached 
dwellings.

DA 1560/2015/JP was approved on 26 November 2015 by the Joint Regional Planning Panel 
(Sydney West Region) for the construction of a 12 storey residential flat building comprising 
77 apartments, ground floor neighbourhood shops and three levels of basement car parking. 
This is known as the “Haven Apartments”.

Planning proposal 5/2015/PLP was lodged with Council on 5 September 2014 seeking to 
increase floor space ratio and building height standards under the LEP to permit 864 dwellings 
and additional uses on the R4 zoned land to facilitate a mixed use development to provide 
189 additional jobs to the subject site.  On 17 June 2020, the Department of Planning and 
Environment gazetted amendments to THLEP – 40 Solent Circuit as part of ‘Tranche Three’ 
of the Government’s Planning System Acceleration Program.  The LEP amendment 
(notification no. 421) was notified on the NSW legislation website and came into force and 
amended the LEP as follows: 

• Increase the maximum building height from RL116 metres (10 storeys) to RL176 
metres (26 storeys).

• Apply a maximum floor space ratio of 1:1 and a maximum incentivised floor space ratio 
of 2.9:1 (currently no maximum FSR applicable).

• Include the following additional permitted uses in schedule 1 of the LEP: business 
premises (maximum 1,500m²), recreation facilities (indoors) (maximum 1,500m²), 
restaurants or cafés (maximum 500m²) and shops (maximum 1,000m²) applying to part 
Lot 2107 DP2126268.

Amendments to Part D Section 8 Norwest Town Centre Residential Precinct of The Hills DCP 
2012 also came into force on 17 June 2020:

• Amendment of currently applicable density controls to increase the permitted density 
from 175 persons per hectare to 216 dwellings per hectare for the entire eastern 
precinct;

• Inclusion of a new control which limits site coverage to a maximum of 30%;
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• Inclusion of new plans for the eastern precinct, including a building layout plan, building 
height plan and common open space plan, to secure key outcomes identified within 
the publicly exhibited concepts; and

• Remove the original eastern precinct street hierarchy plan which is no longer 
consistent with the expected development outcome on the site.

The planning proposal also facilitated a local Voluntary Planning Agreement (9/2018/VPA).  
Refer Attachment Y.  This is detailed under Section 3.5 of this report.  

Spurway Drive adjoins the subject site to the north.  This road has been extended to connect 
to Stone Mason Drive and upgraded and dedicated as a public road as required under 
development consent 634/2017/ZB over Lot 2 DP 1246113.  

The Stage 1 built form development application for the subject Concept Development 
Application was approved under development consent 1541/2021/JP by the Sydney Central 
City Planning on 11 April 2022.  

A Stage 1 non-residential first uses development application 1405/2024/HA was approved 
under Council staff delegations on 19 December 2024.  This was subsequently modified under 
1405/2024/HA/A on 26 June 2025.  

The subject Concept Development Application was lodged on 17 February 2025.  

Development consent 1210/2025/ZC was approved under Council staff delegations on 7 May 
2025 for a facilitating subdivision creating one stratum community lot, two stratum residential 
lots, two stratum commercial lots and one stratum development lot associated with a mixed 
use development (DA 1541/2021/JP).  This development consent was subsequently modified 
under 1210/2025/ZC/A on 31/7/2025 for amendments to conditions 11 and 12.  

The Department of Planning issued gateway determination on 3 October 2025 for another 
owner initiated planning proposal 7/2025/PLP on the site which seeks to allow for greater 
flexibility in the distribution and mix of commercial uses (including business premises, 
recreation facilities (indoor), restaurants or cafes and shops) to better respond to shifting 
market demand and consumer preferences over time.  This planning proposal is currently on 
exhibition until 3 November 2025.  The subject Concept Development Application is consistent 
with this planning proposal.  

2-6 and 7 Maitland Place

The site was subject to a planning proposal (5/2016/PLP) to amend the Hills Local 
Environmental Plan 2012.  Amendment no. 42 was notified on the NSW legislation website 
(notification no. 155) on 21 April 2017.
The Hills Local Environmental Plan was amended as follows:

• Rezoned 7 Maitland place from B7 business park to part R4 high density residential 
and part B7 business park (2-6 Maitland place remains R4 high density residential);

• Applied a “base floor space ratio” of 1:1 and an “incentivised floor space ratio” of 3:1 
to portions of the site zoned R4 high density residential;

• Increased the maximum building height from RL116 metres to RL169 metres (up to 
approximately 25 storeys) for portions of the site zoned R4 High Density Residential;

• Increased the maximum floor space ratio from 1:1 to 1.5:1 (base floor space ratio) for 
portions of the site zoned B7 Business Park;

Version: 20, Version Date: 31/10/2025
Document Set ID: 22111693



Assessment Report: PPSCC-651 DA 1231/2025/JP] 31 October 2025
Page 12

• Reduced the minimum lot size applicable to 7 Maitland place from 8,000m2 to 4,000m2 
(a minimum lot size of 1,800m2 would continue to apply to 2-6 Maitland place); and

• Included a new local provision within LEP 2012 (Clause 7.12) which ensures that the 
“incentivised floor space ratio” for residential development can only be achieved where 
the proposed development complies with council requirements for apartment size, mix 
and car parking – this reflects the agreed methodology between council and state 
government for ensuring the provision of housing mix and diversity within the Sydney 
Metro Northwest Corridor (this local provision is also identified as a provision which 
cannot be varied under clause 4.6 of LEP 2012).

7 Maitland Place has since been developed independently from 2-6 Maitland Place.  
Development consent 2267/2018/ZA for subdivision into two mixed use lots including a new 
road (Maitland Place extension) was also approved on 4 June 2019.  A 6 – 25 storey 
residential flat building development comprising 286 dwellings now known as 8 Maitland 
Place, was approved by the SCCPP on 12 December 2019 under development consent 
1235/2018/JP This is located on the western side of the Maitland Place extension under 
development consent 1235/2018/JP.  On the eastern side of the new extension of Maitland 
Place, a 6-8 storey commercial office building with ground floor and roof top food and drink 
premises was approved by the SCCPP on 2 December 2021 under development consent 
1154/2021/JP. All these developments have been constructed on site.  

On 28 August 2019, the Sydney Central City Planning Panel (SCCPP) refused development 
application 1573/2018/JP for the construction of a 23 storey residential flat building containing 
131 units at 2-6 Maitland place, Norwest.  The main grounds for refusal related to non-
compliance with the maximum FSR permitted on the land under clause 7.12 development on 
certain land within the Sydney Metro Northwest Urban Renewal Corridor of the Hills LEP.  This 
clause was expressly prohibited to be varied under clause 4.6(8)(cb) of the LEP. 

A Class 1 Appeal was filed with the Land and Environment Court for the refusal of the 
development application.  In its decision, the Court ordered a separate question of law be 
determined under separate proceedings regarding whether, on the proper construction of 
clauses 4.4, 4.5 and 7.12 of the Hills Local Environment Plan 2012, the FSR of the building 
on the site must be calculated separately for the land within area a from the remainder of the 
site.  The Court found that Council’s answer to the question of law was correct and the FSR 
of the building on the site must be calculated separate for the land within the mapped area.  
This approach for calculating FSR is undertaken in the assessment of the subject application 
and will inform the assessment of future built form applications.  

3. STATUTORY CONSIDERATIONS 

3.1 Concept Development Applications under the Environmental Planning and 
Assessment Act 1979

The Concept Development Application is made pursuant to section 4.22 of the environmental 
planning and assessment act 1979. Section 4.22 of the act states;
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4.22 Concept development applications

(1)  for the purposes of this act, a concept development application is a development 
application that sets out concept proposals for the development of a site, and for which 
detailed proposals for the site or for separate parts of the site are to be the subject of 
a subsequent development application or applications.

(2)  in the case of a staged development, the application may set out detailed proposals for 
the first stage of development.

(3)  a development application is not to be treated as a concept development application 
unless the applicant requests it to be treated as a concept development application.

(4)  if consent is granted on the determination of a concept development application, the 
consent does not authorise the carrying out of development on any part of the site 
concerned unless:

(A)  consent is subsequently granted to carry out development on that part of the site 
following a further development application in respect of that part of the site, or

(B)  the concept development application also provided the requisite details of the 
development on that part of the site and consent is granted for that first stage of 
development without the need for further consent.

The terms of a consent granted on the determination of a concept development 
application are to reflect the operation of this subsection.

(5)  the consent authority, when considering under section 4.15 the likely impact of the 
development the subject of a concept development application, need only consider the 
likely impact of the concept proposals (and any first stage of development included in the 
application) and does not need to consider the likely impact of the carrying out of 
development that may be the subject of subsequent development applications.

4.23   Concept development applications as alternative to DCP required by environmental 
planning instruments (cf previous s 83c)

(1) An environmental planning instrument cannot require the making of a concept 
development application before development is carried out.

(2)  however, if an environmental planning instrument requires the preparation of a 
development control plan before any particular or kind of development is carried out on 
any land, that obligation may be satisfied by the making and approval of a concept 
development application in respect of that land.
note—

section 3.44(5) also authorises the making of a development application where the 
relevant planning authority refuses to make, or delays making, a development control 
plan.

(3)  any such concept development application is to contain the information required to be 
included in the development control plan by the environmental planning instrument or the 
regulations.

4.24   Status of concept development applications and consents (cf previous s 83d)
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(1)  the provisions of or made under this or any other act relating to development applications 
and development consents apply, except as otherwise provided by or under this or any 
other act, to a concept development application and a development consent granted on 
the determination of any such application.

(2)  while any consent granted on the determination of a concept development application for 
a site remains in force, the determination of any further development application in 
respect of the site cannot be inconsistent with the consent for the concept proposals for 
the development of the site (the concept consent).

(3)  subsection (2) does not prevent the modification in accordance with this act of a consent 
granted on the determination of a concept development application.

(4)  subsection (2) does not prevent the determination of a further development application for 
the site that is inconsistent with the concept consent if the consent authority determines 
the application by granting development consent subject to a condition requiring the 
modification or surrender of the concept consent.

Note.
See section 4.53(2) which prevents a reduction in the 5-year period of a development 
consent.

The Applicant has requested the subject Development Application be considered as a 
Concept Development Application.  There is no built form proposed as part of the subject 
Development Application.  A built form development application has already been approved 
for stage 1 of the development and future built form development applications will be lodged 
for stages 2 – 5.  

It is considered that the subject Development Application satisfies the matters of consideration 
under Section 4.15 of the Act as identified throughout this report.  The relevant environmental 
planning instruments including the Hills Local Environmental 2019, SEPP (Housing) 2021, the 
Apartment Design Guide, the Hills Development Control Plan 2012 and the likely impacts of 
the development including environmental, natural and built and social and economic impacts, 
the suitability of the site, any submissions made during the notification period and 
consideration of the public interest has been assessed as satisfactory.  

All future built form development applications for Stages 2-5 will need to ensure compliance 
with section 4.24(2) and demonstrate how they are not inconsistent with the consent for the 
subject concept proposal.  This is reinforced in condition 2 in the draft consent at Attachment 
A.  

3.2 Section 4.15(1)(a)(i) - Provisions of Environmental Planning Instruments

When determining a development application, the consent authority must take into 
consideration the matters outlined in section 4.15(1) of the Environmental Planning And 
Assessment Act 1979 (‘EP&A ACT’).  These matters as are of relevance to the development 
application include the following:

(a) the provisions of any environmental planning instrument, proposed 
instrument, development control plan, planning agreement and the 
regulations

(b) the likely impacts of that development, including environmental impacts on 
both the natural and built environments, and social and economic impacts in 
the locality,

Version: 20, Version Date: 31/10/2025
Document Set ID: 22111693



Assessment Report: PPSCC-651 DA 1231/2025/JP] 31 October 2025
Page 15

(c) the suitability of the site for the development,
(d) any submissions made in accordance with this Act or the regulations,
(e) the public interest.

These matters are further considered below. 

The following environmental planning instruments are relevant to this application:

• State Environmental Planning Policy (Planning Systems) 2021;
• State Environmental Planning Policy (Resilience and Hazards) 2021;
• State Environmental Planning Policy (Biodiversity and Conservation) 2021;
• State Environmental Planning Policy (Transport and Infrastructure) 2021;
• State Environmental Planning Policy (Sustainable Buildings) 2022;
• State Environmental Planning Policy (Housing) 2021; and 
• The Hills Local Environmental Plan 2019.

A summary of the key matters for consideration arising from these state environmental 
planning policies are outlined in the table below.

EPI MATTERS FOR CONSIDERATION
COMPLY (Y/N)

Planning 
System 
SEPP

Section 2.20 declares the proposal as 
regionally significant development pursuant to 
Clause 2 of Schedule 6.

Y

Resilience 
and Hazards 

SEPP

Clause 4.6 contamination and remediation will 
be considered in the built form development 
application.  No conditions required for the 
subject Concept DA. 

Y

Biodiversity 
and 

Conservation 
SEPP

Chapter 2 vegetation in non-rural areas and 
Chapter 6 water catchments.  No conditions 
required for the subject Concept DA.

Y

Sustainable 
Buildings

SEPP

Chapter 2 contains standards for residential 
development.  This will be assessed under the 
built form development application.  No 
conditions required for the subject Concept 
DA.

Y

Housing 
SEPP

Chapter 4 Design of Residential Apartment 
Development.  Condition 11 has been 
recommended in the draft consent requiring a 
Design Verification Statement to be submitted 
for future Built Form DAs.

Y (Capable of 
achieving 

compliance)
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LEP 2019 • Clause 4.1 – Lot Size
• Clause 4.3 – Height Of Buildings
• Clause 4.4 – Floor Space Ratio

• Clause 5.10 – Heritage Conservation 
• Clause 6.3 – Public Utility Infrastructure 
• Clause 7.7– Design Excellence
• Clause 7.11 – Development On Certain 

Land Within the Sydney Metro Northwest 
Urban Renewal Corridor (Area A 40 Solent, 
V1 2-6 Maitland)

• Schedule 1 (18) Additional Permitted Use

Y
Y

N/A (incentive FSR 
Clause 7.11 applied)

Y
Y
Y
Y

Y

State Environmental Planning Policy (Planning Systems) 2021
State Environmental Planning Policy (Planning Systems) 2021 applies to the proposal as it 
identifies if development is regionally significant development.  In this case, pursuant to clause 
2.20 of the SEPP, the concept development application is a regionally significant development 
as it satisfies the criteria in Schedule 6 as the proposal is development that has an estimated 
development cost of more than $30 million.  Accordingly, the Sydney Central City Planning 
Panel is the consent authority for the application. 

State Environmental Planning Policy (Resilience and Hazards) 2021
The provisions of State Environmental Planning Policy (Resilience and Hazards) 2021 have 
been considered in the assessment of the development application. Clause 4.6 of the SEPP 
requires consent authorities to consider whether the land is contaminated, and if the land is 
contaminated, it is satisfied that the land is suitable in its contaminated state (or will be 
suitable, after remediation) for the purpose for which the development is proposed to be 
carried out.

No built form is proposed as part of the subject Concept Development Application.  A detailed 
site contamination investigation will be required for subsequent built form development 
applications.  It is considered that the site will be suitable or can be made suitable for the 
proposed development.

State Environmental Planning Policy (Biodiversity and Conservation) 2021
The aim of this plan is to protect the environment of the Hawkesbury-Nepean River Catchment 
by ensuring that the impacts of future land uses are considered in a regional context.

Through stormwater mitigation and erosion and sediment measures, the development is 
unlikely to have detrimental impacts on the health of the environment of the Hawkesbury and 
Nepean River catchment.

State Environmental Planning Policy (Sustainable Buildings) 2022 
As this development application is for a concept development application, a BASIX certificate 
was not required to be submitted.  A BASIX certificate will be required to be submitted as part 
of any future built form development applications which will need to demonstrate the proposal 
achieves the targets for energy, water use and thermal comfort for residential development.  

State Environmental Planning Policy (Housing) 2021
It is assessed that the Concept Development Application is capable of achieving compliance 
with the design principles under Schedule 9 ‘Design Principles for Residential Apartment 
Development’ and the relevant design criteria of the Apartment Design Guide (ADG) such as 
communal and public open space, deep soil, visual privacy/building separation and solar 
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access and cross ventilation.  This will be assessed in detail under subsequent built form 
applications as required under Clause 147 of Chapter 4 of the SEPP and Clause 29 of The 
Environmental Planning and Assessment Regulation 2021 and a design verification statement 
for any apartment is required to be submitted with any future built form application. 

Condition 11 recommends that the submission of a Design Verification Statement and 
compliance with the ADG is required to be provided with any future built form development 
application.  

The proposal complies with all relevant provisions under SEPP (Housing) 2021. 

State Environmental Planning Policy (Transport and Infrastructure) 2021
This policy aims to facilitate the delivery of infrastructure and identify matters to be considered 
in the assessment of development adjacent to particular types of infrastructure development. 
Specifically the SEPP contains provisions relating to traffic generating development.  

Traffic generating development

Clause 2.122 ‘traffic-generating development’ of the SEPP states:-

 (1)  This section applies to development specified in Column 1 of the Table to Schedule 3 
that involves—

(a)  new premises of the relevant size or capacity, or

(b)  an enlargement or extension of existing premises, being an alteration or addition 
of the relevant size or capacity…

(4)  Before determining a development application for development to which this section 
applies, the consent authority must—

(a)  give written notice of the application to TfNSW within 7 days after the application 
is made, and

(b)  take into consideration—

(i)  any submission that RMS provides in response to that notice within 21 days after 
the notice was given (unless, before the 21 days have passed, TfNSW advises that it 
will not be making a submission), and

(ii)  the accessibility of the site concerned, including—

(A)  the efficiency of movement of people and freight to and from the site and the 
extent of multi-purpose trips, and

(B)  the potential to minimise the need for travel by car and to maximise movement of 
freight in containers or bulk freight by rail, and

(iii)  any potential traffic safety, road congestion or parking implications of the 
development.

Comment:
The proposal is categorised as traffic generating development pursuant to Schedule 3 of the 
SEPP.  The Development Application was referred to Transport for NSW (TfNSW) for review. 
TfNSW raised no objection to the proposal and provided the following comment:
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• The proposal seeks approval for a concept development application which seeks to 
establish building heights, envelopes, and setbacks as well as staging across the 
whole site. A separate development application will be lodged for each stage. 

• Access to the development site would be from Solent Circuit and Maitland Place 
(local roads) which are under the care and control of Council. 

• The proponent has entered into voluntary planning agreements (VPAs) relating to 
works on 40 Solent circuit with both The Department of Planning, Housing and 
Infrastructure and Council for developer contribution towards regional and state 
infrastructure. 

• The development will be required to contribute to delivery of infrastructure (that 
includes transport and roads) via the Housing Productivity Contribution (HPC) 
framework for development on 2-6 Maitland place, Norwest.  

As such, TfNSW has no objection to the DA and provides the following comments for 
Council’s consideration in the determination of the application: 

1. The future applications for each stage of the development should clearly identify 
the potential impacts to the state road network and the need/associated funding for 
upgrading or road improvement works (if required) consistent with the above 
VPAs/HPC. 

2. The subject development is located near Norwest metro and interchange, with 
future users of the development within proximity to utilise highly accessible public 
and active transport.  Travel demand management (TDM) measures should be used 
to reduce the number of traffic generated by this development. 

3. Future development parking rates are to be consistent with the TfNSW Guide to 
Transport Impact Assessment 2024.

The application does not increase the yields envisaged under the site specific planning 
proposals.  Clause 7.11 of the LEP requires a minimum of 1,037 residents and visitor car 
parking spaces for stages 1-4 and 87 car parking spaces in stage 5.  The proposal includes 
1,376 car parking spaces for Stages 1-4 and 129 car parking spaces for Stage 5.  It is 
recommended that the minimum number of car parking spaces is conditioned in the 
development consent.  Refer condition 7 in the draft consent.  This results in 339 non-
residential spaces for stage 1-4 and 42 non-residential spaces for Stage 5.  Any future built 
form and land use development application will need to demonstrate that adequate car parking 
is provided for each land use.  

Council’s Traffic section raises no objections to the Concept Development Application and 
recommends that any subsequent built form application must include a traffic study for future 
land uses and a traffic report demonstrating compliance with sight distances and swept paths 
at all access points, as well as safe and efficient circulation within the car park areas.  

In this regard, the potential for traffic safety and road congestion of the development have 
been satisfactorily addressed and satisfies Clause 2.122 of SEPP (Transport and 
Infrastructure) 2021.  

The Hills Local Environmental Plan 2019
The land is zoned R4 High Density Residential under Local Environmental Plan 2019.  The 
proposal comprises uses defined as the following:  
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Residential flat building means a building containing 3 or more dwellings, but does 
not include an attached dwelling, co-living housing or multi dwelling housing.

Business premises means a building or place at or on which—
(a)  an occupation, profession or trade (other than an industry) is carried on for the 
provision of services directly to members of the public on a regular basis, or
(B)  a service is provided directly to members of the public on a regular basis,
And includes funeral homes, goods repair and reuse premises and, without limitation, 
premises such as banks, post offices, hairdressers, dry cleaners, travel agencies, 
betting agencies and the like, but does not include an entertainment facility, home 
business, home occupation, home occupation (sex services), medical centre, 
restricted premises, sex services premises or veterinary hospital.

Note—

Business premises are a type of commercial premises—see the definition of that 
term in this dictionary.

Recreation facility (indoor) means a building or place used predominantly for indoor 
recreation, whether or not operated for the purposes of gain, including a squash court, 
indoor swimming pool, gymnasium, table tennis centre, health studio, bowling alley, 
ice rink or any other building or place of a like character used for indoor recreation, but 
does not include an entertainment facility, a recreation facility (major) or a registered 
club.
Food and drink premises means premises that are used for the preparation and retail 
sale of food or drink (or both) for immediate consumption on or off the premises, and 
includes any of the following:

(A)  a restaurant or cafe,

(b)  take away food and drink premises,

(c)  a pub,

(d)  a small bar.

Shop means premises that sell merchandise such as groceries, personal care 
products, clothing, music, homewares, stationery, electrical goods or the like or that 
hire any such merchandise, and includes a neighbourhood shop and neighbourhood 
supermarket, but does not include food and drink premises or restricted premises.

Centre-based child care facility means—

(a)  a building or place used for the education and care of children that provides any 
one or more of the following—

(i)  long day care,

(ii)  occasional child care,

(iii)  out-of-school-hours care (including vacation care),

(iv)  preschool care, or

(b)  an approved family day care venue (within the meaning of the Children (Education 
and Care Services) National Law (NSW))
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Note.

An approved family day care venue is a place, other than a residence, where an 
approved family day care service (within the meaning of the Children (Education and 
Care Services) National Law (NSW)) is provided.

But does not include—

(c)  a building or place used for home-based child care or school-based child care, or

(d)  an office of a family day care service (within the meanings of the Children 
(Education and Care Services) National Law (NSW)), or

(e)  a babysitting, playgroup or child-minding service that is organised informally by the 
parents of the children concerned, or

(f)  a child-minding service that is provided in connection with a recreational or 
commercial facility (such as a gymnasium) to care for children while the children’s 
parents are using the facility, or

(g)  a service that is concerned primarily with providing lessons or coaching in, or 
providing for participation in, a cultural, recreational, religious or sporting activity, or 
providing private tutoring, or

(h)  a child-minding service that is provided by or in a health services facility, but only 
if the service is established, registered or licensed as part of the institution operating 
in the facility.

Note—

Centre-based child care facilities are a type of early education and care facility—see 
the definition of that term in this dictionary.

Medical centre means premises that are used for the purpose of providing health 
services (including preventative care, diagnosis, medical or surgical treatment, 
counselling or alternative therapies) to out-patients only, where such services are 
principally provided by health care professionals. It may include the ancillary provision 
of other health services.

Note—

Medical centres are a type of health services facility—see the definition of that term in 
this dictionary.

Health services facility means a building or place used to provide medical or other 
services relating to the maintenance or improvement of the health, or the restoration 
to health, of persons or the prevention of disease in or treatment of injury to persons, 
and includes any of the following—

(a)  a medical centre,

(b)  community health service facilities,

(c)  health consulting rooms,

(d)  patient transport facilities, including helipads and ambulance facilities,

(e)  hospital.
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Clause 2.5 of the LEP prescribes that development on particular land that is described or 
referred to in Schedule 1 may be carried out with development consent.  

Schedule 1 Additional Permitted Uses prescribes the following:
18   Use Of Certain Land At 40 Solent Circuit, Norwest

(1)  this clause applies to land at 40 Solent circuit, Norwest, being lot 2107, DP 
1216268, shown as “item 12” on the additional permitted uses map.

(2)  development for the following purposes is permitted with development consent—

(a)  business premises, but only if the total gross floor area of all business 
premises on the land does not exceed 1,500m2,

(b)  recreation facilities (indoor), but only if the total gross floor area of all 
recreation facilities (indoor) on the land does not exceed 1,500m2,

(c)  restaurants or cafes, but only if the total gross floor area of all restaurants 
and cafes on the land does not exceed 500m2,

(d)  shops, but only if the total gross floor area of all shops on the land does 
not exceed 1,000m2.

The proposal provides non-residential land uses in Stages 1 –  2 such as business premises, 
recreational facilities (indoor), restaurants and shops, as well as recreational facilities (indoor), 
centre based childcare facility, community facilities, health services facilities and a medical 
centre.  It is noted that a planning proposal is currently on exhibition that replaces the individual 
gross floor area limitations for business premises, recreation facilities (indoor), restaurants or 
cafes and shops and retains the total gross floor area limitation of 1,000m2 for shops under 
Schedule 1.  Condition 6 is recommended in the draft consent requiring that these limitations 
are complied with.  Separate land use development applications will also be required for the 
child care facility and medical centres.   

The proposed uses are permitted within the R4 High Density Residential zone under the 
provisions of LEP 2019 and/or SEPP (Transport and Infrastructure) 2021.  

a. Objectives of the Zone

The objectives of the R4 High Density Residential zone are:
• To provide for the housing needs of the community within a high density residential 

environment.
• To provide a variety of housing types within a high density residential environment.
• To enable other land uses that provide facilities or services to meet the day to day 

needs of residents.
• To encourage high density residential development in locations that are close to 

population centres and public transport routes.

The proposal is consistent with the stated objectives of the zone, in that the proposal will 
provide for housing needs of the community, and provide a variety of housing types within a 
high density residential environment. The non-residential land uses would provide a service 
to meet the day to day needs of the residents and local community.  As such, the proposal is 
satisfactory in respect to the LEP 2019 zone objectives.
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b. The Hills LEP 2019 Development Standards/Local Provisions
LEP 
STANDARD/
PROVISION

REQUIRED PROVIDED COMPLIES

4.3 Height of 
Buildings 

40 Solent Circuit
RL176 (maximum)

2-6 Maitland place
RL169 (maximum)

Stage 1 
Building B- 13 storeys 
(RL164.7)
Building C - 23 
storeys (RL 168)

Stage 2
Building D – 26 
storeys (RL175.9)
Building I – 11 
storeys (RL126.2)

Stage 3
Building E – 24 
storeys (RL170.3)
Building f – 23 
storeys (RL167.1)

Stage 4
Building G – 11 
storeys (RL132.4)
Building H – 11 
storeys (RL132.4)

Stage 5
Building J – 25 
storeys (RL169)

Yes

Yes

Yes

Yes

Yes

4.4 FSR 
(Base)

1.6:1 2.9:1 (40 Solent)
3:1 (2-6 Maitland place)

N/A – Clause 7.11 of 
the LEP applied.

5.10 Heritage 
Conservation 

The consent authority 
must, before granting 
consent under this 
clause in respect of a 
heritage item or 
heritage conservation 
area, consider the 
effect of the proposed 
development on the 
heritage significance 
of the item or area 
concerned.

Site adjoins Castle Hill 
Country Club and 47 
Spurway Drive 
identified as an item of 
local environmental 
heritage (i25).  The 
subject site is also 
located within a broader 
view corridor relating to 
Bella Vista Farm Park, 
which is a Heritage 
Conservation Area of 
State Significance.  A 
Heritage impact 
assessment was 
provided.  A detailed 
assessment will be 
required under this 
Clause for future built 
form DAs.  

Yes 
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6.3 Public 
Utility 
Infrastructure

Development consent 
must not be granted 
for development on 
land in an urban 
release area unless 
the council is satisfied 
that any public utility 
infrastructure that is 
essential for the 
proposed 
development is 
available or that 
adequate 
arrangements have 
been made to make 
that infrastructure 
available when it is 
required.

A State Voluntary 
Planning Agreement 
was entered into by the 
applicant and the 
Minister provides that 
the developer will make 
a monetary contribution 
of $2.14million (subject 
to indexation in 
accordance with the 
planning agreement 
development 
contribution) for the 
purposes of the 
provision of designated 
state public 
infrastructure within the 
meaning of Clause 6.3 
of the LEP.

Yes, the executed 
State VPA at 
Attachment Z 
demonstrates that 
adequate 
arrangements have 
been made to make 
the infrastructure 
available when it is 
required.  

7.7 Design 
Excellence

Development consent 
must not be granted 
unless the 
development exhibits 
design excellence

Proposal referred to 
council’s Design 
Advisory Panel and 
findings on the Panel 
have been considered.  

Yes.  Refer to 
discussion below.  

7.11 
Development 
On Certain 
Land Within 
the Sydney 
Metro 
Northwest 
Urban 
Renewal 
Corridor

40 Solent circuit 
(Mapped as Area A)
2.9:1(maximum)

2-6 Maitland Place 
(Mapped as V1)
3:1 (maximum)

2.9:1 (maximum GFA of 
110,902m²)

3:1 (maximum GFA of 
7,944m²)

Yes.  Concept 
application 
demonstrates the 
proposal can achieve 
compliance.  The built 
form development 
applications will need 
to ensure compliance 
with the unit mix, size 
and car parking 
provisions to ensure 
the incentive FSR 
can be achieved.    

i. Design Excellence

Clause 7.7 of the LEP states the following:

(1)  the objective of this clause is to deliver the highest standard of architectural and urban 
design.

(2)  this clause applies to development involving the erection of a new building or external 
alterations to an existing building if the building has a height of 25 metres or more.

(3)  development consent must not be granted to development to which this clause applies 
unless the consent authority considers that the development exhibits design excellence.

(4)  in considering whether the development exhibits design excellence, the consent authority 
must have regard to the following matters—

(a)  whether a high standard of architectural design, materials and detailing appropriate 
to the building type and location will be achieved,
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(b)  whether the form, arrangement and external appearance of the development will 
improve the quality and amenity of the public domain,
(c)  whether the development detrimentally impacts on view corridors,
(d)  whether the development detrimentally impacts on any land protected by solar 
access controls established under a development control plan,
(e)  the requirements of any development control plan to the extent that it is relevant to 
the proposed development,
(f)  how the development addresses the following matters—

(i)  the suitability of the land for development,
(ii)  existing and proposed uses and use mix,
(iii)  heritage issues and streetscape constraints,
(iv)  the relationship of the development with other development (existing or 
proposed) on the same site or on neighbouring sites in terms of separation, 
setbacks, amenity and urban form,
(v)  bulk, massing and modulation of buildings,
(vi)  street frontage heights,
(vii)  environmental impacts such as sustainable design, overshadowing, wind 
and reflectivity,
(viii)  the achievement of the principles of ecologically sustainable 
development,
(ix)  pedestrian, cycle, vehicular and service access, circulation and 
requirements,
(x)  the impact on, and any proposed improvements to, the public domain,
(xi)  the configuration and design of public access areas, recreation areas and 
communal open space on the site and whether that design incorporates 
exemplary and innovative treatments,

(g)  the findings of a panel of 3 or more persons that has been convened by the consent 
authority for the purposes of reviewing the design excellence of the development 
proposal.

(5)  this clause does not apply to development on land within the Bella Vista Station Precinct, 
Kellyville Station Precinct or Showground Station Precinct.

Comment:

The design excellence of the subject application was considered at Design Advisory Panel 
meetings held on 21 May 2025 and 29 July 2025.  At the end of the last meeting, the Design 
Advisory Panel concluded the following:

The Panel supports the work that is being done in terms of its thoroughness, however 
there are still some matters, particularly building placement and massing where the 
Panel does not agree that the proposal realises the potential on this site for an optimum 
urban design outcome. 
The Panel supports the primacy of the public domain and the landscape, and view this 
as an important asset to the scheme and the locality. The Panel does not agree that a 
reconsideration of building placement, form and massing will have such severe 
negative outcomes that it should not be further investigated. 

The Panel is advisory only and subject to the recommendations below being 
addressed to the satisfaction of the Council assessment officer, this application need 
not return to the Panel: 
− Review the placement of tall buildings along Solent Circuit. Examine options for 
adjusting building height and location between Spurway Drive and Solent Circuit, to 
better modulate the overall massing and improve apartment amenity and outlook. 
− Review shadowing impacts to sites on the southern side of Solent Circuit. 
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− Review setbacks to street frontages with reference to DCP controls and landscape 
design. 
− Examine opportunities for increasing genuine diversity of housing types across the 
site. 
− Review extent of deep soil planting and maximise tree canopy, both within the site, 
and to the street frontages. 
− Ensure diversity of architectural design by engagement of additional architectural 
practices for the detailed design of the various buildings, as has occurred in Stage 1.

The Applicant has provided a response to the concerns and recommendations made by the 
DAP at Attachment X.  A summary of this response and Council Assessment staff comments 
are provided below:

Review the placement of tall buildings along Solent Circuit. Examine options for adjusting 
building height and location between Spurway Drive and Solent Circuit, to better modulate the 
overall massing and improve apartment amenity and outlook

As part of a review of the placement of buildings, three alternative built form arrangements 
have been considered.  Refer Alternative 1, 2 and 3 in below figure. 
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Figure 2:  Proposed and alternative built form arrangement massing studies.  

The Applicant’s response concludes the following:

“The current scheme provides a superior design for the overall massing of buildings on the 
site…and the best outcome for centralised landscaping and common open space areas than 
the alternative schemes”.

The Applicant also notes the following in the Urban Design Report by Terrior dated July 2025:

“While the current proposal includes a series of towers along Solent Circuit, the street level 
experience - and thus the actual experience of the development - is more variegated than the 
bird's eye view.  At ground level, the key influences on pedestrian experience are the 
landscape interface, threshold conditions, and the building separation that allows
glimpses of the skyline”.

The current scheme places 11 storey terrace buildings to the north fronting Spurway Drive 
and taller 13 – 26 storey towers to the south, facing Solent Circuit.  All buildings will comply 
with the maximum height permitted under the LEP, with the northern buildings (Buildings G, 
H and I) being 43.6m below the height limit.  The placement of lower buildings to the north and 
taller towers to the south will provide appropriate amenity and solar access for the central 
communal open space area and reasonable apartment amenity and outlook.  

The towers to the south, facing Solent Circuit range in height from 13 storeys (Building B), 23 
storeys (Building C), 26 storeys (Building D), 24 storeys (Building E), 23 storeys (Building F) 
and 25 storeys (Building J).  The modulation of the overall massing and built forms could be 
improved in the detailed design stage.  The Applicant also notes the following:

While the current proposal includes a series of towers along Solent Circuit, the street level 
experience - and thus the actual experience of the development - is more variegated than the 
bird's eye view.  At ground level, the key influences on pedestrian experience are the 
landscape interface, threshold conditions, and the building separation that allows
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glimpses of the skyline.

Built form development applications will need to demonstrate that design excellence is 
achieved with regard to articulation of buildings and architectural diversity whilst ensuring 
apartment amenity and outlook is also provided.  

Review shadowing impacts to sites on the southern side of Solent Circuit 

The DAP raised concerns regarding overshadowing of future development to the south of the 
site as Council’s strategic plans for the Norwest Precinct indicate future potential additional 
open space adjacent to Norwest Lake as well as increased development potential elsewhere 
which will require appropriate solar access.  The Applicant has provided overshadowing 
diagrams for the three alternative schemes and have concluded that the current scheme’s 
impact on the overshadowing of surrounding commercial sites has been ranked as medium 
and the impact on the internal public domain plan has been ranked low.  

It is noted that the properties to the south of the development are commercial developments 
owned by private landholders.  The Norwest Precinct Plan proposes an additional pocket park 
on the north side of Norwest Lake and provides the following.  

It is expected that this could be delivered in tandem with potential future uplift and increased 
development on the adjoining land (Lakeview Hospital). The delivery of this park will be subject 
to a decision by the landowners to pursue the opportunity for redevelopment potential 
earmarked within this Precinct Plan, through a future landowner-initiated planning proposal.

As there are currently no exhibited planning proposals for additional open space areas 
adjacent to Norwest Lake, a detailed consideration of the solar access impacts to these future 
potential developments cannot occur and cannot be used as grounds for refusal.  

Review setbacks to street frontages with reference to DCP controls and landscape design

It was recommended that all setbacks comply with the minimum setbacks required under the 
site specific DCP which includes a 14m setback to Spurway Drive and 10m setback to Solent 
Circuit.  A detailed assessment regarding this matter has been undertaken under Section 3.4 
of this report.  It is considered that the encroachment to the front setback of up to 6m for 
Building I is unacceptable.  To ensure appropriate landscape is provided in front of Building I, 
condition 6 is recommended that the average setback is to be at least 14m and point 
encroachments are setback at least 10m from the Spurway Drive property boundary.  

Examine opportunities for increasing genuine diversity of housing types across the site

Residential flat buildings are permitted within the R4 zone under the LEP.  The planning 
proposals envisaged 9 residential flat buildings within 40 Solent Circuit and a residential flat 
building within 2-6 Maitland Place.  The concept application proposes 9 residential flat 
buildings across both properties.  The residential land uses proposed are consistent with the 
residential land uses exhibited with the planning proposal.  

Review extent of deep soil planting and maximise tree canopy, both within the site, and to the 
street frontages

The Applicant has analysed the alternative schemes to assess the deep soil and solar access 
outcomes to maximise the provision of deep soil planting and tree canopy cover.  It is 
considered that the current scheme provides sufficient deep soil within the site.  Increased 
setbacks are required to provide for sufficient deep soil planting and maximise tree canopy in 
front of Building I as addressed above.  
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Ensure diversity of architectural design by engagement of additional architectural practices for 
the detailed design of the various buildings, as has occurred in Stage 1

The Applicant has indicated that “to continue achieving architectural design excellence, a 
design competition will occur for each stage, with SJB already engaged to deliver Buildings D 
and I as part of Stage 2”.

This is reinforced by condition 12 in the draft consent.  The design excellence of each building 
will be assessed in detail under future built form development applications.  

With regard to Clause 7.7(4)(a), the Concept Development Application will ensure that the 
standard of design, building materials, building type and location is consistent with the 
streetscape character of existing development and desired character of the Residential East 
Precinct in the Norwest Strategic Centre.

With regard to Clause 7.7(4)(b), the high level of architectural design will be assessed under 
the built form development applications to ensure that the form, arrangement and external 
appearance of the development will improve the quality and amenity of the public domain. 
 
With regard to Clause 7.7(4)(c), the proposal will not detrimentally impact any view corridors 
including the view corridor to Bella Vista Farm Park, which is a Heritage Conservation Area of 
State Significance.
  
With regard to Clause 7.7(4)(d), whilst this will be assessed under future built form 
applications, the shadow diagrams submitted with the subject application indicate that there 
will be negligible impact on adjoining properties in terms of overshadowing.  

With regard to Clause 7.7(4)(e), the proposed development has been assessed against the 
relevant development control plans to the extent that it is relevant for a concept application.  

With regard to Clause 7.7(4)(f), the application addresses the relevant matters in other 
sections of this report. 

With regard to Clause 7.7(4)(g), the findings of Council’s Design Advisory Panel have been 
considered as above.   

In this regard, the proposal satisfies the provisions of Clause 7.7 of the LEP.

3.3 Section 4.15 (1)(a)(ii) - Provisions of any Proposed Instruments

The Department of Planning issued Gateway Determination on 3 October 2025 for an owner-
initiated planning proposal 7/2025/PLP on the site which seeks to allow for greater flexibility 
in the distribution and mix of commercial uses (including business premises, recreation 
facilities (indoor), restaurants or cafes and shops) to better respond to shifting market demand 
and consumer preferences over time.  

The planning proposal seeks to make the following amendments to the Hills Local 
Environmental Plan (LEP) 2019: 

• Replace the individual gross floor area limitations for business premises, recreation 
facilities (indoor), restaurants or cafes and shops at 40 Solent circuit, Norwest under 
schedule 1 with an overall gross floor area control of 4,500m2; and 
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• Retain the total gross floor area limitation of 1,000m2 for shops at 40 Solent circuit, 
Norwest under schedule 1. 

This planning proposal is currently on exhibition until 3 November 2025.  The subject concept 
application is consistent with this planning proposal.  Condition 6 is recommended in the 
consent requiring limitations for the gross floor areas for all the above non-residential uses.  

3.4 Section 4.15(1)(a)(iii) - Provisions of any Development Control Plan

The proposal has been assessed against the following provisions of DCP 2012;

Part D Section 8 Norwest Town Centre Residential Development,
Part B Section 2 Residential,
Part B Section 5 Residential Flat Buildings, 
Part B Section 6 Business 
Part C Section 1 Parking 
Part C Section 3 Landscaping and  
Part C Section 4 Heritage.

It is noted that some controls such as density, unit mix and sizes and parking are superseded 
by the site specific provisions in the LEP under clause 7.11.  It is also noted that in the event 
of any inconsistency between Part D Section 8 Norwest Town Centre Residential 
Development and any other section of the DCP, the provisions of the site specific section shall 
prevail to the extent of the inconsistency.

The proposal achieves compliance with the relevant requirements of the Hills Development 
Control Plan except for the controls highlighted in the below table. Discussion regarding 
compliance with car parking and accessible unit controls are also provided below.

DEVELOPMENT 
CONTROL

THDCP 
REQUIREMENTS

PROPOSED 
DEVELOPMENT

COMPLIANCE

Part D Section 8 
Norwest Town 
Centre 
Residential 
Development  - 
3.2.2 – A. Site 
Planning

(a) Future development 
is to be located 
generally in accordance 
with figure 3 in 
appendix 1.  

Proposal deviates from 
the location, number of 
buildings and building 
envelopes as depicted in 
Figure 3 Appendix 1.  

No.  Refer 
discussion 
below. 

Part D Section 8 
Norwest Town 
Centre 
Residential 
Development - 
3.2.2 – C.  
Setbacks

A) The setbacks for the 
east precinct shall be in 
accordance with the 
minimum setbacks 
outlined in table 2 
below. 

Stage 1 (approved)
Solent Circuit  
Building B:  8.5m 
Building C:   6.4m 
(podium) and 6.9m 
(tower)

Spurway Drive 
Building B 14m (tower) 
and 7.9m (circular 
podiums)

Stage 2
Solent Circuit 
Building D 6m – 14m

Spurway Drive 

No, variation 
required to 
Solent circuit 
and north 
boundary 
(Spurway 
Drive).  Refer 
discussion 
below.  
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Building I 6m – 10m

Stage 3
Solent Circuit 
Building E 10m
Building F 6m – 14m

Eastern property 
boundary 39m

Stage 4 
Spurway Drive 
Building H 10m – 15m
Building G 11m – 14m

Stage 5
Solent Circuit 16m 
Maitland Place 13-25m
Northern boundary 12m

Part B Section 5 
– Residential Flat 
Buildings 3.7 
Building Length

Maximum 50m 92m (Building I) No.  Refer 
discussion 
below.  

Part C Section 1 
– Parking – 
Schedule 1

The required minimum 
provisions for car 
parking for resident 
spaces are:

Residential flat 
buildings and, dwellings 
in shop top housing 
and mixed use 
developments within 
the Sydney Metro 
Northwest corridor:
1 space per unit and 1 
visitor space per 5 unit

For Stage 1 - 181 units, 
181 residents and 37 
visitors spaces required 
(236 spaces)

For Stage 2 - - 208 
units, 208 residents 
and 42 visitors spaces 
required (250 spaces )

For Stage 3 - 365 units, 
365 residents and 73 
visitors spaces required 
(438 spaces )

Stage 1– 460 (however 
473 approved under 
development consent 

1541/2021/JP)

Stage 2 – 340

Stage 3 – 399

Overall spaces 
comply with the 
minimum 
residential 
controls 
however non-
residential land 
uses under 
Stage 2 have 
not been 
quantified in 
terms of Gross 
Floor Area.  
The car parking 
provision will 
need to be 
detailed in 
future built for 
development 
applications.    
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For Stage 4 - 110 units, 
110 residents and 22 
visitors spaces required 
(132 spaces )

For Stage 5 - 71 units, 
71 residents and 15 
visitors spaces required 
(86 spaces )

Total minimum resident 
spaces required:  
864 spaces 

Total minimum resident 
visitor spaces required:  
189 spaces 

Note:  Non-residential 
land uses are also 
proposed as part of the 
Concept Application 
however car parking 
provisions will be 
assessed under the 
built form applications.  
It is noted that the non-
residential land uses 
will only be supported if 
it can be demonstrated 
that sufficient parking is 
provided for all users of 
the site.  

Stage 4 – 177

Total Stages 1 - 4:  1,376

Stage 5 – 129

a. Site Planning
Part D Section 8 Norwest Town Centre Residential Development of the DCP requires the 
following:

• Future development is to be located generally in accordance with Figure 3 in Appendix 
1.
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The proposal provides variations to the locations and building forms as depicted in the 
Applicant’s figure below.

Figure 3a:  Applicant’s comparison of approved building envelopes with proposed building envelopes.  

The Applicant has provided an Urban Design Report prepared by Terrior dated 2025 which 
includes the following justification for the variation:

The original proposal presented a cohesive vision curved forms and expansive glass facades. 
However, with shifting priorities and changing values, the focus has gradually moved toward 
more sensitive approach to Connecting with Country, and the qualities that define vibrant and 
diverse neighbourhoods, as opposed to the earlier resort-style approach…

While the current masterplan may appear denser than the 2016 Planning Proposal, it 
maintains the same brief and adheres to the same height envelopes, floor area and apartment 
numbers as the Planning Proposal.  What differs is its response to the evolving context.  
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Recent developments, such as the Sekisui House projects to the northwest, have already 
introduced greater density into the precinct.  In parallel, the eastern boundary’s proximity to 
the Maitland Towers significantly constrains flexibility in building arrangement and scale - 
further informing the design response of Norwest Quarter.  As a result, the revised design 
differs from the planning proposal but in ways that also increase amenity, light ingress and 
views, even though the site has become more constrained.

Additionally, the Planning Proposal features a stronger variation in height but is more 
congested.  While the Norwest Quarter masterplan proposes taller buildings along Solent 
Circuit, to minimise the building footprint, overall built form separation is achieved through the 
careful positioning of buildings along both the southern and northern boundaries, allowing for 
visual breaks and openings to the skyline across the site.

Building separations are very similar between the two proposals.  A key change is the deletion 
of one building and the redistribution of that footprint. For example, a small reduction in 
separations along Spurway Drive is prompted by the lower height of these buildings which, 
along with the variegated edge reduces scale further and results in a better overall outcome.

 
Figure 4:  Applicant’s comparison of built form compared to the concept images submitted with planning proposal 

5/2015/PLP
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Comment:

The building envelopes in Figure 3 of Appendix 1 of the site specific DCP were based on 
conceptual designs submitted with planning proposal 5/2015/PLP.  It is noted that whilst the 
planning proposal was made in 2020, the conceptual plans were lodged in 2016, almost nine 
years ago.  The images submitted with the planning proposal included “sculptural” towers with 
full height glass facades on each level.  Whilst the images indicate a lightweight, slender built 
form outcome, these are more reflective of commercial towers rather than residential towers.  
A separate site specific planning proposal was also made for 2-6 and 7 Maitland Place which 
was originally planned to amalgamated as one site.  However, 7 Maitland Place has since 
been developed without the inclusion of 2-6 Maitland Place.  

A planning proposal sets out strategic justification for amending an environmental planning 
instrument including block/massing diagrams and building envelopes to justify the increase in 
provisions such as height or floor space ratio.  The detailed design including built form and 
design excellence is not assessed as part of the planning proposal but under subsequent 
development applications.

The subject concept application does not seek to vary any of the provisions under the LEP 
and retains the maximum heights, FSR, additional permitted uses and yields envisaged under 
the planning proposals.  Since the planning proposals were approved, the Applicant has 
undergone a number of urban design massing studies to assess internal site overshadowing, 
adjacent site impacts, urban form and views and incorporates 2-6 Maitland Place as part of 
the development.  A summary of this is provided at Attachment X in the Applicant’s response 
to the Design Advisory Panel report.  The concept application demonstrates that built forms 
could comply with the maximum heights, FSR and built form and amenity design criteria under 
the ADG including building separation, landscaping, communal open space and relevant 
controls under the DCP.  Future built form development applications will need to demonstrate 
that these provisions are satisfactorily addressed.  In this regard, the variation to the site 
planning control is supported.  

b. Setbacks
Part D Section 8 Norwest Town Centre Residential Development of the DCP requires a 
minimum 10m front setback for Solent Circuit, 14m setback to North boundary on Spurway 
Drive, a 12m front setback to the east boundary and 12m setback to the west boundary.   

Variations occur to the Solent Circuit setback for Buildings D and F and the North boundary 
(Spurway Drive) for Buildings I, H and G.  This is shown in red in the below figure:  
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Figure 5:  Applicant’s setbacks diagram indicating variations in red

The Applicant has provided the following justification for the variation:

The setback strategy is based on the principle of increasing average setbacks across the site 
to maximise deep soil zones and support a stronger tree canopy.  While some portions of the 
built form extend into the setbacks outlined in the DCP, these are balanced by generous 
setbacks in other areas.  This stepped approach enhances tree canopy cover and biodiversity, 
offering a richer landscape outcome than a uniform street tree planting alone.

The proposed scheme seeks to enhance architectural diversity while supporting greater 
biodiversity across the site.  This is achieved through a series of "pockets" where the building 
steps back from the site boundary, creating space for vegetation and ecological integration.

Figure 6:  Applicant’s setbacks diagram indicating potential for landscaping
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Solent Circuit plays a crucial role in the arrival experience to Norwest Quarter, particularly in 
relation to movement towards the Norwest Town Centre and Metro Station.  The built form 
along Solent Circuit has been shaped to minimise building footprints, with a primary focus on 
achieving compliant building separation, enhancing the landscape and public domain, and 
contributing to a varied skyline.  While height variation is subtle, the emphasis lies in the 
articulation of form and its positioning to define the street edge and support the proposed 
character of Solent Circuit. 

Solent Circuit frames the approach to Norwest Quarter, guiding movement to the Town Centre 
and Metro. Built form is carefully placed to enhance landscape, maintain separation, and 
define a cohesive street edge

Solent Circuit creates a green threshold to Norwest Quarter, where generous landscaping, 
tree canopy, and native planting guide movement towards the Town Centre and Metro. This 
landscaped corridor offers a calm, welcoming arrival experience, connecting people to place 
through shade, texture, and seasonal change.

Spurway Drive Character:  The lower buildings along Spurway Drive are strategically 
positioned to face the golf field. We propose a stepped urban form with outdoor terraces that 
overlook either the golf course or the lush landscape and community amenities on-site.

The relevant objectives of the control are:

• To provide setbacks that complements the landscape setting of the Norwest 
Business Park. 

• To provide privacy for future residents within a parkland setting.
• To minimise overshadowing of communal open space areas.

Comment:  

The variations to the Solent Circuit and Spurway Drive setbacks for Buildings D and F, H and 
I are discussed below.

Solent Circuit 

The DCP requires a 10m setback to Solent Circuit.  The variations are highlighted in red 
below.

Figure 7:  Applicant’s setbacks diagram for Solent Circuit

Building D

Building D provides a varied front setback of 6m to 14m with the variation occurring at the 
corner of the front façade.  This is mirrored by the building layout of Building C approved under 
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development consent 1541/2021/JP which was supported with a variation to the setbacks 
control.  It is considered that the average setback for the building would be approximately 10m 
and sufficient landscaping could be provided along this frontage compared to that of a fully 
complaint scheme.  The variation would still complement the landscape setting of the Norwest 
Business Park.  In this regard, the variation to the control is supported subject to future built 
form applications demonstrating that sufficient landscaping is provided within the Solent 
Circuit setback.  

Building F

Building F provides a varied front setback of 6m to approximately 12m with the variation 
occurring at the western section of the front façade.  It is considered that the average setback 
for the building would be approximately 10m and sufficient landscaping could be provided 
along this frontage compared to that of a fully complaint scheme.  The variation would still 
complement the landscape setting of the Norwest Business Park.  In this regard, the variation 
to the control is supported subject to future built form applications demonstrating that sufficient 
landscaping is provided within the Solent Circuit setback.  

Spurway Drive

The DCP requires a 14m setback to Spurway Drive.  The variations are highlighted in red 
below.

Figure 8:  Applicant’s setbacks diagram for Spurway Drive

Building G

Building G provides a varied front setback of 10m to approximately 30m with the variation 
occurring at the corner of the front façade.  It is considered that the average setback for the 
building would be in excess of 14m and sufficient landscaping could be provided along this 
frontage compared to that of a fully complaint scheme.  The variation would still complement 
the landscape setting of the Norwest Business Park.  In this regard, the variation to the control 
is supported subject to future built form applications demonstrating that sufficient landscaping 
is provided within the Spurway Drive setback.  

Version: 20, Version Date: 31/10/2025
Document Set ID: 22111693



Assessment Report: PPSCC-651 DA 1231/2025/JP] 31 October 2025
Page 38

Building H

Building H provides a varied front setback of 10m to approximately 25m with the variation 
occurring at the central western section of the front façade.  It is considered that the average 
setback for the building would be excess of 14m and sufficient landscaping could be provided 
along this frontage compared to that of a fully complaint scheme.  The variation would still 
complement the landscape setting of the Precinct.  In this regard, the variation to the control 
is supported subject to future built form applications demonstrating that sufficient landscaping 
is provided within the Spurway Drive setback.  

Building I

Building I provides a varied front setback of 6m to approximately 16m with the variation 
occurring to all elements within the front façade which is approximately 92m in length.  The 
averaging of the setbacks would be less than 14m. 

Figure 9:  Applicant’s setbacks diagram for Spurway Drive

A 6m wide Endeavour Energy easement is located along the Spurway Drive front setback.  It 
is noted that plants with significant root systems that grow greater than 400 mm below ground 
level and retaining walls running longitudinally above underground assets are not permitted 
within the easement.  The concept application also includes a child care centre within the 
building and an outdoor play area fronting Spurway Drive.  This outdoor play area would 
require the provision of acoustic fencing and a crash barrier which would reduce the 
opportunities for landscaping within the street frontage.  This is not depicted in the below 
massing figure

Version: 20, Version Date: 31/10/2025
Document Set ID: 22111693



Assessment Report: PPSCC-651 DA 1231/2025/JP] 31 October 2025
Page 39

Figure 10:  Applicant’s perspective from Spurway Drive indicating building envelope of Building I

Building Setbacks of a building inform the urban design, character, streetscape amenity and 
user experience of a development.  The provision of landscaping enhances the amenity and 
experience of the built form.  

Whilst this is only a concept application and no built form is proposed; it has not been 
demonstrated that the variations to the setbacks would provide a suitable landscape outcome 
and streetscape amenity that would complement the landscape setting of the Norwest 
Business Park.  To ensure sufficient landscaping can be provided and appropriate streetscape 
amenity is maintained, condition 8 is recommended requiring all point encroachments within 
Building I be setback at least 10m from the Spurway Drive property boundary.  

c. Residential Flat Building Height Building Envelopes
Part D Section 8 Norwest Town Centre Residential Development of the DCP requires the 
maximum number of storeys shall be in accordance with Figure 4 in Appendix 1 (refer below 
figure).

The proposal results in a variation to the above height plan as follows:
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Figure 11:  Height indicating maximum number of storeys on Solent Circuit 

The relevant objectives of the control are:

• To ensure that residential flat buildings reflect the height and scale of the Norwest 
Business Park and respond to the site’s topography. 

• To minimise overshadowing of adjoining properties and communal open space 
areas.

Comment:  

Despite the variation to the height plan diagram, all buildings will comply with the maximum 
height and FSR permitted under the LEP.  The towers to the south, facing Solent Circuit range 
in height from 13 storeys (Building B), 23 storeys (Building C), 26 storeys (Building D), 24 
storeys (Building E), 23 storeys (Building F) and 25 storeys (Building J).  Refer Built Form 
Scheme indicating building heights at Attachment M.  The modulation of the overall massing 
and built forms will be developed in the detailed design stage.  The Applicant also notes the 
following:

While the current proposal includes a series of towers along Solent Circuit, the street level 
experience - and thus the actual experience of the development - is more variegated than the 
bird's eye view.  At ground level, the key influences on pedestrian experience are the 
landscape interface, threshold conditions, and the building separation that allows
glimpses of the skyline.

Built form development applications will need to demonstrate that design excellence is 
achieved with regard to articulation of buildings and architectural diversity whilst ensuring 
apartment amenity and outlook is also provided.  In this regard, the variation for the concept 
application can be supported.  

d. Public and Private Open Space
Part D Section 8 Norwest Town Centre Residential Development of the DCP requires the 
development to provide for the recreational needs of residents and that common open space 
areas are to be provided in the locations as shown in Figure 5, Appendix 1 (below).
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The concept application provides the below figure to allocate publicly accessible communal 
open space and private common open space.  This varies from Figure 5 above.  

Figure 12:  Applicant’s diagram indicating proposed common open space areas

The proposal indicates that that non-residential land uses would be provided in Stages 1 and 
2 which would be available to the public and ancillary non-residential uses will be provided for 
the exclusive use of residents in Stages 3-5.  Refer Attachment K for non-residential uses 
proposed.  

The relevant objectives of the control are:

• To provide open space for recreation and for use by the future occupants of the new 
buildings. 
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• To enhance the quality of the built environment by providing opportunities for 
landscaping in a parkland setting. 

• To provide private open space that forms an extension of the residential flat building 
for the enjoyment of residents.

• To provide functional common open space areas for informal recreational use by 
future residents.

Comment:  

It is unclear how the “blurring” of public/private communal open space areas will be designed 
to ensure residents are provided with sufficient private communal open space areas.  Future 
built form development applications will need to demonstrate that appropriate private 
communal open space are provided for each of the residential flat buildings. It is also noted 
that there is a significant level change of approximately 4.5m – 5m from Stages 1 to 2 and 
Stages 4 to 5.  This will also need to be addressed in future built form applications. 

Condition 13 is recommended in the draft consent requiring sufficient privacy mitigation 
measures be implemented in future built form to ensure future residents of the site are provided 
with private and secure communal open space areas.  

Subject to the above, the proposal would meet the objectives of the control.  

e. Building Length 
Part B Section 5 Residential Flat Buildings of the DCP requires a maximum building length of 
50m.  Proposed Building I results in a building length of approximately 92m which is variation 
to the control by 42m.  

The relevant objectives of the control are:

• To reduce the visual bulk and sale of residential flat building developments.
• To ensure that developments will enhance and contribute to the streetscape and 

desired character of the future and existing neighbourhood.  

Comment:  

The Applicant has indicated that all buildings fronting Spurway Drive (including Building I) will 
be designed in a “stepped urban form” with outdoor terraces facing the golf course.  However, 
details of this have not been provided with the subject application.  As discussed under the 
setbacks heading above, the concept application also includes a child care centre within the 
building and an outdoor play area fronting Spurway Drive.  This outdoor play area would 
require the provision of acoustic fencing and a crash barrier which would reduce the 
opportunities for landscaping within the street frontage.  It has not been demonstrated that the 
visual bulk and scale of the building will be reduced or ensure the development will enhance 
or contribute to the streetscape or character of the Norwest Precinct.  In this regard, the 
variation cannot be supported.  

Conditions 1 and 9 are recommended in the development consent noting that the building 
length of Building I is not approved under the subject application and that Building I is to be 
designed to exhibit design excellence and enhance and contribute to the streetscape and 
character of the Norwest Precinct.  This will be assessed under a future built form development 
application.  
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f. Car Parking
The DCP requires minimum provisions for car parking.  In particular, table 1 of Part C Section 
1 requires a minimum of 1 space/dwelling for residents and 1 space/5 dwellings be provided 
for visitors.  This is consistent with Clause 7.11 of the LEP which must be complied with to 
utilise the incentive FSR.  Part C Section 1 also provides car parking rates for non-residential 
uses such as retail premises, food and drink premises, business premises, child care centres 
and recreational facilities (indoor).  

The proposal provides for 1376 parking spaces in Stages 1-4 and 129 parking spaces in Stage 
5.  This results in a minimum of 1,037 residents and visitor car parking spaces for Stages 1 - 
4 and 87 car parking spaces in Stage 5.  The application includes non-residential land uses in 
Stages 1 and 2 with 460 car parking spaces proposed in Stage 1 and 340 spaces in Stage 2.

The relevant objectives of the control are:

• To provide sufficient parking that is convenient for the use of residents, employees and 
visitors of the development.

Comment:

The Stage 1 development consent 1541/2021/JP was approved with 473 spaces (283 for 
residential, 36 residential visitors, 5 share and 149 spaces for non-residential/commercial 
development).  For 340 dwellings proposed under Stage 2, at least 208 residents and 42 visitor 
spaces will be required in accordance with the minimum provisions under Clause 7.11 and the 
DCP.  This would result in a maximum of 90 spaces available for all non-residential land uses 
proposed within this stage.  A planning proposal 7/2025/PLP for changes to the distribution 
and mix of additional permitted commercial uses under the LEP is currently on exhibition until 
3 November 2025.  As such, the gross floor area for non residential land uses have not been 
quantified under Stage 2 of the development.  It is acknowledged that as this is only a concept 
DA, sufficient parking could be accommodated within future detailed built form applications, 
subject to the submission of traffic reports.  In this regard, condition 7 is recommended in the 
draft consent requiring that future built form applications proposing non residential land uses 
must demonstrate that sufficient parking is provided separate from the minimum residential 
and residents visitor spaces as follows:

Residential Car Parking (minimum):

Stage 1: As approved under development consent 1541/2021/JP

Stage 2:  208 residents and 42 visitors spaces required (250 spaces )

Stage 3: 365 residents and 73 visitors spaces required (438 spaces )

Stage 4: 110 residents and 22 visitors spaces required (132 spaces )

Stage 5: 71 residents and 15 visitors spaces required (86 spaces )

Non-residential:  

Stage 1: As approved under development consent 1541/2021/JP. 

Stage 2:  As required under the controls of Part C Section 1 Parking of the DCP or a traffic 
parking report justifying any variations to the control.  

Any future built form and land use development application will need to demonstrate that the 
above condition is satisfied and that adequate car parking is provided for each land use.
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g. Accessible Housing
Part B Section 5 Residential Flat Building of the DCP requires 10% of all dwelling units to be 
adaptable or accessible dwellings.  Stage 1 of the proposal was approved with 5% 
accessible units. 

The relevant objectives of the control are:

• To ensure that developments provide appropriate and improved access and 
facilities for all persons (consistent with the provisions of Australian Standard 
AS1428.1).

• To encourage designers/developers to consider the needs of people who are 
mobility impaired and to provide greater than minimum requirements for access 
and road safety.

• To ensure that building design does not prevent access by people with 
disabilities.

• Incorporate design measures that are appropriate to people with disabilities.

Comment:  

DCP amendments to Access and Adaptability controls came into force on 21 May 2019 
following Council resolution on 30 April 2019 to adopt the draft amendments as a response to 
requirements of The Hills Disability Inclusion Action Plan.  The amendments include an 
increase in the percentage of adaptable/accessible housing from 5% to 10% under Part B 
Section 5 Residential Flat Buildings.  Notwithstanding, Part D Section 8 Norwest town Centre 
Residential of the DCP was not updated to reflect the requirements of The Hills Disability 
Inclusion Action Plan. 

To ensure that the development is consistent with The Hills Disability Inclusion Action Plan, 
Stages 2-5 are required to provide at least 10% accessible housing.  Refer condition 24 in 
the draft consent.   

The following contributions plans are relevant pursuant to Section 7.18 of the EP&A Act and 
have been considered in the recommended conditions (notwithstanding contributions plans 
are not DCPs they are required to be considered:

• Contributions Plan 8 – Kellyville / Rouse Hill Precincts

This contributions plan has been considered and will be relevant to any future built form 
development application at Stage 5 of the development (Building J) at 2-6 Maitland Place.  
This is recommended as condition 22 in the draft consent.  

3.5 Section 4.15(1)(a)(iiia) – Planning Agreements Under Section 7.4 Of The EP&A 
Act

The following planning agreements have been entered into under Section 7.4 of the EP&A 
Act:

• Local Planning Agreement 

On 18 March 2020, Council entered into a Voluntary Planning Agreement (VPA) with the 
Developer (Mulpha Norwest Pty Ltd) for the following works and obligations at 40 Solent 
Circuit Norwest:

Version: 20, Version Date: 31/10/2025
Document Set ID: 22111693



Assessment Report: PPSCC-651 DA 1231/2025/JP] 31 October 2025
Page 45

• Construction of ‘the hub’, a publically accessible space – public access easement 
which is at least 2,000m².  

• Upgrades to lighting and security measures around Norwest Lake
• The completion of a signalised intersection at Solent Circuit East and Norwest 

Boulevarde 
• $5 million towards traffic facilities within the locality
• $5.392 million towards land acquistion and works for new active open spaces
• $2.5 million towards land acquisition works for new passive open space
• $2.5 million towards a new local community centre and 
• $750,000 towards footpath and cycleway improvements

This VPA is executed and registered on Title.  

Council at its meeting on 8 March 2022 considered a report to vary the formal timing of the 
delivery of works in the VPA.  This variation was adopted by Council.  This variation will not 
have any impact on the scope of works or timing for practical completion of the infrastructure 
by the Developer. 

A pedestrian link is provided under Stage 1 as required by the VPA.  The subject application 
is consistent with this planning agreement

• State Planning Agreement

The Developer has offered to provide a contribution of $10,000 per dwelling for the purposes 
of the provision of regional and state public infrastructure. Of this total $8.64million contribution 
for the proposed development, $6.5million is to be provided by the developer under a planning 
agreement with Council (local VPA). Accordingly, the planning agreement proposed to be 
entered into with the Minister provides that the developer will make a monetary contribution of 
$2.14million (subject to indexation in accordance with the planning agreement development 
contribution) for the purposes of the provision of designated state public infrastructure within 
the meaning of Clause 6.2 of the Hills Local Environmental Plan 2019 (LEP).

The development contribution will be payable prior to the issue of the Occupation Certificate 
for the 197th dwelling on the subject land in accordance with Schedule 4 to the planning 
agreement.

The developer is required to provide a $535,000 bank guarantee in accordance with Schedule 
5 to the planning agreement.

The application is consistent with this planning agreement.

3.6 Section 4.15(1)(a)(iv) - Provisions of Regulations

Clause 92(1) of the Regulation contains matters that must be taken into consideration by a 
consent authority in determining a development application.  There are no relevant matters in 
regard to the subject application.
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3.7 Section 4.15(1)(b) - Likely Impacts of Development

The likely impacts of that development, including environmental impacts on both the natural 
and built environments, and social and economic impacts in the locality must be considered. 
In this regard, potential impacts related to the proposal have been considered in response to 
SEPPS, LEP and DCP controls outlined above.

Accordingly, it is considered that the proposal will not result in any significant adverse impacts 
in the locality as outlined above. 

The consideration of impacts on the natural and built environments includes the following:
3.8 Section 4.15(1)(c) - Suitability of the Site

The site is located within the Residential Precinct in the Norwest Central Sub Precinct of the 
Norwest Strategic centre. The Concept Development Application will enable built form 
outcomes which are consistent with the density, yields and residential land uses envisaged 
under the site specific planning proposals for 40 Solent Circuit and 2-6 and 7 Maitland Place.  
The proposed mixed use residential development is suitable for the site and is consistent with 
the zone objectives.  

The proposal will provide for a mixed-use residential development that will provide for high 
density residential development and non-residential uses to service future residents and the 
local community.  The design intent of the buildings responds to the site characteristics and 
will provide for sufficient amenity to residential properties as envisaged.  In this regard, the 
development is considered suitable for the site.

3.9 Section 4.15(1)(d) - Public Submissions

One submission was received following the notification period.  The concerns raised in the 
submission are considered in Section 5 of this report. 

3.10 Section 4.15(1)(e) - Public Interest

The development will provide 935 dwellings and services for residents and the community 
within the Norwest Precinct.  The site is located within a Strategic centre and an area which is 
serviced by the Sydney Metro.  On balance, the proposal is consistent with the public interest.  

4. Precinct Plan for Norwest Strategic Centre
The Precinct Plan for the Norwest Strategic Centre was adopted by Council on 9 July 2024.  
The Precinct Plan includes sections addressing connectivity, land use, density and built form 
considerations. 
The development is located within the Norwest Residential Precinct within the Norwest Central 
sub-precinct. This precinct is envisaged to become an attractive and well-connected 
neighbourhood with diverse housing and employment opportunities.  The development will 
contribute to the desired future character of the precinct which is to be a vibrant, safe and 
desirable place to live and work, valued for convenient access to the station, shops, cafes, 
Norwest Metro and supported by sufficient road connections, pathways and quality 
landscaped surrounds. The development is consistent with the aims and objectives of the 
precinct plan.  
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5. REFERRALS AND SUBMISSIONS 

5.1 Agency Referrals and Concurrence 
The development application is only for a concept development application and was notified 
to Endeavour Energy, Transport for NSW, NSW Police and Sydney Water.  No objections 
were raised from Transport for NSW and NSW Police.  Further discussion regarding 
Endeavour Energy and Sydney Water comments are provided below.  

Endeavour Energy
A 6m wide Endeavour Energy easement for underground cabling is located along the Spurway 
Drive property boundary.  The subject concept application includes vehicular access proposed 
within the easement for Building H and some elements of Building I are proposed to the edge 
of the easement.  Referral comments are provided from Endeavour Energy at Attachment AA.  
The following advice was also provided in response to any structures within the easement:
“For further specific / detailed advice on the easement management matters the applicant 
must make direct contact with Endeavour Energy’s Easements Officers via the contact details 
provided in Endeavour Energy’s submission…As discussed, in theory building and structures 
can be immediately adjacent the easement.  However there then may be ‘buildability’ issues 
with associated works and activities needing to occur in / encroach the easement.  Although 
there is usually an engineering solution, the costs etc. can be prohibitive to the applicant.

Please find attached a copy of Endeavour Energy’s Standard Conditions for Development 
Applications and Planning Proposals, Version 10A, August 2025 which provides some 
additional and updated information. Also attached are copies of the most relevant documents 
for the ‘EE Advice Library’ uploaded to the NSW Planning Portal as part of Endeavour 
Energy’s submission. In particular, Endeavour Energy’s Mains Design Instruction MDI 0044 
‘Easements and Property Tenure Rights’ deals with activities / encroachments within 
easements and contains specific sections related to matters you raised such as the driveways, 
landscaping etc”. 
In Endeavour Energy’s Mains Design Instruction MDI 0044 ‘Easements and Property Tenure 
Rights’, there are certain activities / encroachments within easements which are prohibited 
such as concrete driveways located above and/or that restrict access to existing cable 
joints/pits, retaining walls running longitudinally above underground assets; plants with 
significant root systems that grow greater than 400mm below ground level, installation of 
sound walls or safety barriers.  
To ensure the integrity of the underground electrical cables are not placed at risk and 
appropriate landscaping and retaining walls can be provided in front of the buildings, it is 
recommended that a building setback of 10m is required for all elements of Building I.  Any 
future built form development application will need to provide Endeavour Energy’s easements 
officer with sufficient detail to assess all the proposed encroachments and/or activities within 
the easement.  Refer condition 10 in the draft consent.  

Sydney Water
Sydney Water requested the submission of a Feasibility Application including Growth Data 
Form as outlined in letter from Sydney Water dated 14 March 2025.  Refer Attachment AC.  
As the application is only for a concept DA which is consistent with the dwelling yields under 
the planning proposals for the subject site, this will be required to be submitted with the next 
built form Development Application.  Refer condition 25 in the draft development consent. 
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5.2 Council Referrals (Internal)

The Development Application has been referred to various council officers for technical review 
as outlined below:

OFFICER COMMENTS RESOLVED 

Traffic Council’s Senior Traffic Engineer has reviewed the 
submitted plans and information.  No objections 
were raised and conditions are recommended 
requiring a Traffic Impact Assessment and Parking 
Study be provided for all future built form 
applications.  

Y

Engineering Council’s Senior Subdivision Engineer has 
reviewed the submitted plans and information.  No 
objections were raised as no built form is proposed 
as part of the subject concept application.  
Conditions were provided.  

Y

Heritage Council’s Forward Planning Team have reviewed 
the application as the site adjoins Castle Hill 
Country Club and 47 Spurway Drive identified as an 
item of local environmental heritage (I25).  The 
subject site is also located within a broader view 
corridor relating to Bella Vista Farm Park, which is a 
Heritage Conservation Area of State Significance.  
No objections were raised and a Heritage impact 
assessment and detailed assessment will be 
required for future built form DAs.  

Y

Waste Council’s Resource Recovery project officer has 
reviewed the submitted plans and information.  No 
objection were raised, subject to conditions for 
future built form DAs.  

Y

Tree 
Management/ 
Landscape

Council’s Senior Landscape officer has reviewed 
the submitted plans and information.  No conditions 
were provided.  

Y

5.3 Community Consultation 

The proposal was notified in accordance with the DCP/Council’s Community Participation 
Plan from 19 February 2025 Until 13 March 2025.  One submission was received following 
the notification period.  The issues raised in the submission are addressed in the below table:   

Community Submissions

Issue Comments

Character of the 
Norwest Business Park 
The proposed 
development is totally 

The proposed development is consistent with the 
residential yields, FSR, heights and residential land 
uses supported as part of the site specific planning 
proposals for the site at 40 Solent Circuit and 2-6 and 7 
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out of character for the 
area. Approval will 
destroy the character of 
Norwest Business Park 
and Bella Vista 
Precinct.

Maitland Place.  The development will not vary any 
development standards under the LEP and is consistent 
with the Norwest Precinct Plan.    

Traffic and 
infrastructure 
The arterial roads are all 
ready at full capacity. 
Emergency services 
vehicles don’t move in 
peak hour along 
Norwest Boulevard they 
come to halt. There’s 
not enough 
infrastructure to meet 
this huge development. 
The metro doesn’t 
address these 
problems. 

The Applicant has entered into a local Voluntary 
Planning Agreement with Council and a State Voluntary 
Planning Agreement with the Minister which will provide 
funding for the delivery of local and regional 
infrastructure to accommodate the additional demand 
generated from the proposed development.  This will 
includes upgrades to local traffic facilities and the 
completion of a signalised intersection at Solent Circuit 
East and Norwest Boulevarde.  Refer Secton 3.5 of this 
report.  

Council’s Traffic section has reviewed the application 
and raises no objection to the proposal.  Future built 
form applications will need to provide traffic impact 
assessment and parking studies to ensure the proposal 
is consistent with 

Overdevelopment of the 
site 
There is not enough 
amenities and 
infrastructure to service 
this overdeveloped 
project.

The Applicant has entered into a local Voluntary 
Planning Agreement with Council and a State Voluntary 
Planning Agreement with the Minister which will provide 
funding for the delivery of local and regional 
infrastructure to accommodate the additional demand 
generated from the proposed development.  Refer 
Secton 3.5 of this report.  

The subject application is for a mixed use residential 
development which proposes non-residential land uses 
on the lower floors such as business, shops, 
gymnasiums, childcare centre, health services facilities, 
community facilities which will provide amenity for future 
residents and the community.  

Amenity 
Overshadowing 
impacts 

Overshadowing impacts will be assessed in detail in 
future built form development applications however the 
subject concept application has demonstrated that 
compared to alternative options, the current scheme 
would provide a reduction in solar access impacts to 
future residential apartments on the site and within the 
internal and external public domains.  

Amenity
Privacy Impacts 

Privacy impacts will be assessed in detail in future built 
form development applications however the subject 
concept application has demonstrated full compliance 
with the building separation design criteria under the 
Apartment Design Guide.  
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6. CONCLUSION 

This Development Application has been considered in accordance with the requirements of 
the EP&A act and the regulations as outlined in this report. Following a thorough assessment 
of the relevant planning controls, issues raised in submissions and the key issues identified 
in this report, it is considered that the application can be supported. 

The Development Application has been assessed against the relevant heads of consideration 
under Section 4.15 and 4.22  of the Environmental Planning And Assessment Act, 1979, State 
Environmental Planning Policy (Planning Systems) 2021, State Environmental Planning 
Policy (Biodiversity And Conservation) 2021, State Environmental Planning Policy (Housing) 
2021, State Environmental Planning Policy (Resilience And Hazards) 2021, State 
Environmental Planning Policy (Transport And Infrastructure) 2021, State Environmental 
Planning Policy (Sustainable Buildings) 2022, The Hills Local Environmental Plan 2019, and 
the Hills Development Control Plan 2012 and is considered satisfactory.

Approval is recommended subject to draft conditions at Attachment A. 

7. RECOMMENDATION 

That the Development Application 1231/2025/JP for a Concept Development Application for 
a mixed-use residential development comprising of residential flat buildings to be constructed 
in five stages at 40 Solent circuit and 2-6 Maitland Place Norwest be APPROVED pursuant to 
Section 4.16(1)(a) of the Environmental Planning and Assessment Act 1979 subject to the 
draft conditions of consent attached to this report at Attachment A. 

The following attachments are provided:

• Attachment A:  Draft Conditions of Consent 
• Attachment B:  Locality Plan
• Attachment C:  Aerial Photograph
• Attachment D:  LEP Zoning Map
• Attachment E:  LEP Height Of Buildings Map 
• Attachment F:  LEP Floor Space Ratio (Incentive) Map
• Attachment G:  LEP Additional Permitted Uses Map
• Attachment H:  LEP Heritage Map
• Attachment I:  Site Plan/Landscape Masterplan
• Attachment H:  Staging Plan
• Attachment I:  Site Plan/Landscape Masterplan
• Attachment J:  Staging Plan
• Attachment K:  Development Data - Staging, Yield Schedule, Proposed GFA 

and Uses
• Attachment L:  Maximum Height in Storeys
• Attachment M:  Maximum Height Axonometric View
• Attachment N:  Maximum Height Elevations
• Attachment O:  Proposed Indicative Floor Levels 
• Attachment P:  Proposed Building Separation 
• Attachment Q:  Proposed Building Setbacks 
• Attachment R:  Landscaping Including Deep Soil, Vegetation and Tree 

Canopy
• Attachment S:  Solar Access to Common Open Space Diagram
• Attachment T:  Solar Access to Units Diagram
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• Attachment U:  Cross Ventilation Diagrams
• Attachment V:  Shadow Diagrams 
• Attachment W: Design Advisory Panel (DAP) Meeting Report
• Attachment X:  Applicant’s Response to the DAP Report
• Attachment Y: Local Voluntary Planning Agreement 
• Attachment Z:  State Voluntary Planning Agreement 
• Attachment AA:  Endeavour Energy Referral Requirements
• Attachment AB:  Transport for NSW Requirements
• Attachment AC:  Sydney Water Requirements 
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ATTACHMENT A – DRAFT CONDITIONS OF CONSENT 1231/2025/JP

1. Approved Plans and Supporting Documentation

Development must be carried out in accordance with the following approved plans and 
documents, except where the conditions of this consent expressly require otherwise. 

Amendments:

• The front setbacks and building length for Building I in the plans are not supported.  Refer 
conditions 8 and 9.  

Approved Plans

Plan number Revision 
number

Plan title Drawn by Date of 
plan

201212-DT-01 (23 
pages)

B Detail and Level Survey 
Plan

Geosurv 22/12/2020

Page 132 in Norwest 
Quarter Concept 
Master Plan Report

- Site and Staging Plan Terroir November 
2024

Page 133 in Norwest 
Quarter Concept 
Master Plan Report

- Yield Schedule Terroir November 
2024

Page 134 in Norwest 
Quarter Concept 
Master Plan Report

- Proposed FSR and GFA Terroir November 
2024

Page 135 in Norwest 
Quarter Concept 
Master Plan Report

- Proposed Resi-GFA 
Layout

Terroir November 
2024

Page 136 in Norwest 
Quarter Concept 
Master Plan Report

- Proposed Non Resi & R4 
Permitted GFA Layout

Terroir November 
2024

Page 137 in Norwest 
Quarter Concept 
Master Plan Report

- Proposed Deep Soil Terroir November 
2024

Page 138 in Norwest 
Quarter Concept 
Master Plan Report

- Proposed Site Coverage Terroir November 
2024

Page 142 in Norwest 
Quarter Concept 
Master Plan Report

- Common Open Space Terroir November 
2024

Page 93 in Norwest 
Quarter Concept 
Master Plan Report

- Building Heights Strategy 
Axonometric View

Terroir November 
2024
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Page 98 - 100 in 
Norwest Quarter 
Concept Master Plan 
Report

- Built Form 
Overshadowing - June 21 
(Mid Winter)

Terroir November 
2024

Page 101 in Norwest 
Quarter Concept 
Master Plan Report

- Built Form Street 
Frontage Solent Circuit 
Elevation 

Terroir November 
2024

Page 104 in Norwest 
Quarter Concept 
Master Plan Report

- Built Form Street 
Frontage Spurway Drive 
Elevation

Terroir November 
2024

Page 108 in Norwest 
Quarter Concept 
Master Plan Report

- Public Domain Interface Terroir November 
2024

Page 112 in Norwest 
Quarter Concept 
Master Plan Report

- Built Form Scale and 
Density - Separation

Terroir November 
2024

Page 113 in Norwest 
Quarter Concept 
Master Plan Report

- Built Form Scale and 
Density - Heights

Terroir November 
2024

Page 115 in Norwest 
Quarter Concept 
Master Plan Report

- Site Boundary Setbacks Terroir November 
2024

Page 121 in Norwest 
Quarter Concept 
Master Plan Report

- Proposed Block Planning 
Lower Level Layout - 
Retail Plaza Level

Terroir November 
2024

Page 122 in Norwest 
Quarter Concept 
Master Plan Report

- Proposed Block Planning 
Ground Level Layout 

Terroir November 
2024

Page 123 in Norwest 
Quarter Concept 
Master Plan Report

- Proposed Block Planning 
Level 1 Layout

Terroir November 
2024

Page 124 in Norwest 
Quarter Concept 
Master Plan Report

- Proposed Block Planning 
Typical Mid Levels

Terroir November 
2024

Page 125 in Norwest 
Quarter Concept 
Master Plan Report

- Proposed Block Planning 
Typical Top Levels

Terroir November 
2024

Page 129 -130 in 
Norwest Quarter 
Concept Master Plan 
Report

- Proposed Block Planning 
Apartment Mix - Staging

Terroir November 
2024

Page 27 in Norwest 
Quarter Landscape & 
Public Domain Design 
Report

- Landscape Masterplan Realm 
Studios

October 
2024
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Page 35 in Norwest 
Quarter Landscape & 
Public Domain Design 
Report

- Section AA - Community 
Amenity Spaces 

Realm 
Studios

October 
2024

Page 36 in Norwest 
Quarter Landscape & 
Public Domain Design 
Report

- Section BB – Natural 
Pool and Amenity Space 

Realm 
Studios

October 
2024

Page 37 in Norwest 
Quarter Landscape & 
Public Domain Design 
Report

- Section CC – Woodland 
Interface Community 
Space 

Realm 
Studios

October 
2024

Page 63 in Norwest 
Quarter Landscape & 
Public Domain Design 
Report

- Materials Realm 
Studios

October 
2024

Approved Documents 

Document Title Revision 
number

Prepared by Date of document 

Norwest Quarter Concept 
Master Plan Report (141 
pages)

- Terroir November 2024

Norwest Quarter Landscape & 
Public Domain Design Report 
(62 pages)  

C Realm Studios October 2024

Preliminary Site Investigation 0 EI Australia 13 September 2024

In the event of any inconsistency with the approved plans and a condition of this consent, the 
condition prevails.

Condition reason: To ensure all parties are aware of the approved plans and supporting 
documentation that applies to the development.

Determination of Future Development Applications

Approval is granted for the proposed Concept Development Application in accordance with the 
plans and details provided with the application to provide guidance for future development of the 
site.  In accordance with Section 4.22(1) of the Environmental Planning and Assessment Act 
1979, all development (with the exception of development approved under Stage 1) under the 
concept development application shall be subject of future development application(s).  The 
determination of future development application(s) are to be generally consistent with the terms 
of the subject development consent.  

2.

Condition reason: To ensure future development applications are lodged for the built form of the 
development and are generally consistent with the concept development application.  .

Dwelling Yield3.

The maximum dwelling yield for the site is not to exceed 864 residential units at 40 Solent Circuit 
and 71 residential units at 2-6 Maitland Place.  
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Condition reason: To ensure the development is suitable for the site and appropriate amenity is 
provided for future residents.  

Floor Space Ratio

Future built form development applications must demonstrate that the unit mix, size and car 
parking provisions under Clause 7.11 must be met and the maximum Floor Space Ratio 
(incentive) of 2.9:1 for 40 Solent Circuit, Norwest and 3:1 for 2-6 Maitland Place is not exceeded.    

4.

Condition reason: To ensure the development is suitable for the site and appropriate built form 
outcomes are provided.  

Height

Future built form development applications must demonstrate that the maximum heights 
(including lift overruns) do not exceed the maximum heights proposed under this concept 
application.  

5.

Condition reason: To ensure the development is suitable for the site and appropriate built form 
outcomes are provided.  

Non-Residential Land Uses 

a. The non-residential land uses permitted under Clause 2.5 must comply with the maximum gross 
floor area requirements under Schedule 1, 18 Use of Certain Land at 40 Solent Circuit, Norwest.  

b. Unless permitted under SEPP (Exempt and Complying Development Codes) 2008, separate 
development consent is required for any other non-residential land uses that are permitted under 
any other environmental planning instrument.   

6.

Condition reason: To ensure adequate development is suitable for the site and appropriate 
infrastructure and amenity is provided for future residents and the community.

Car Parking 

The following Car Parking requirements are required to be provided for the development:

Residential Car Parking (minimum)

Stage 1: As approved under development consent 1541/2021/JP

Stage 2:  208 residents and 42 visitors spaces required (250 spaces)

Stage 3: 365 residents and 73 visitors spaces required (438 spaces)

Stage 4: 110 residents and 22 visitors spaces required (132 spaces)

Stage 5: 71 residents and 15 visitors spaces required (86 spaces)

Non-Residential Car Parking:  

Stage 1: As approved under development consent 1541/2021/JP. 

Stage 2:  As required under the controls of Part C Section 1 Parking of the DCP or a traffic parking 
report justifying any variations to the control.  

7.  

Condition reason: To ensure suitable parking is provided for the development.

Building Setbacks to Solent Circuit and Spurway Drive8.

All setbacks are required to comply with Part B Section 8 Norwest Residential DCP with the 
exception to the following:
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Solent Circuit

Building D, E, F - An average setback of at least 10m with encroachments of up to 6m is permitted

Spurway Drive

Building H – An average setback of at least 14m with encroachments of up to 10m is permitted.

Building I – An average setback of at least 14m with encroachments of up to 10m is permitted

.

Condition reason: To ensure design excellence is achieved, and appropriate landscaping and 
streetscape amenity is provided for future residents of the site and the community.  

Building I Design 

Future built form development applications for Building I are required to demonstrate that design 
excellence is achieved without compromising visual privacy as required under the Apartment 
Design Guide.  

9.

Condition reason: To ensure design excellence is achieved, and appropriate landscaping and 
streetscape amenity is provided for future residents of the site and the community.  

Endeavour Energy Requirements

Any future built form development application must address all requirements in referral letter 
dated 24 February 2025.  In particular, any future built form development application for works 
within the Endeavour Energy Easement fronting Spurway Drive will need to provide Endeavour 
Energy’s easements officer with sufficient detail to assess all the proposed encroachments and/or 
activities within the easement (including any driveways, retaining walls, crash barriers or fences).  
Refer to Endeavour Energy’s Mains Design Instruction MDI 0044 ‘Easements and Property 
Tenure Rights’ deals with activities / encroachments within easements’.  

10.

Condition reason: To ensure the integrity of the underground electrical cables within the 
Endeavour Energy easement are not placed at risk

Design Verification Statement 

Any future built form development application must include the submission of a Design Verification 
Statement prepared by a suitable qualified Architect which addresses the Design Principals for 
Residential Apartment Development under Schedule 9 of the SEPP (Housing) 2021 and the 
Apartment Design Guide.  

11.

Condition reason:  To ensure the design of the development meets the provisions under Clause 
147 of Chapter 4 of the SEPP and Clause 29 of The Environmental Planning and Assessment 
Regulation 2021

Design Excellence 

A design competition is required to occur for the built form at Stages 2,3, 4 and 5 of the 
development.  

12.  

Condition reason: To ensure diversity of architectural design as recommended by the Design 
Advisory Panel to ensure design excellence is provided for the development.

Communal Open Space 13.  

Future built form development applications are to demonstrate that private communal open space 
areas are sufficiently secured and mitigated from public communal open space areas.  
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Condition reason: To ensure adequate sufficient privacy is provided within the private and public 
domain.  

Onsite Detention (OSD)

Any future built form development application shall incorporate onsite detention in accordance 
with the Upper Parramatta River Catchment Trust Onsite Detention Handbook either 3rd or 4th 
Edition and Council’s Design Guidelines Subdivision/Development.

14.

Condition reason: To ensure future built form development applications provide adequate 
stormwater drainage.  

Water Sensitive Urban Design (WSUD)

Any future built form development applications shall integrate Water Sensitive Urban Design 
elements designed in accordance with the “Water Sensitive Urban Design Technical Guidelines 
for Western Sydney” published by the Upper Parramatta River Catchment Trust (May 2004). The 
development shall meet the following pollution reduction targets: 

o 90% reduction in the annual average load of gross pollutants 

o 85% reduction in the annual average load of total suspended solids 

o 65% reduction in the annual average load of total phosphorous 

o 45% reduction in the annual average load of total nitrogen.

MUSIC model and catchment plan shall be submitted with the development application.

15.

Condition reason: To ensure water quality targets are met.

Vehicular Access and Car Parking

Any future built form development application must include a traffic report demonstrating 
compliance with sight distances and swept paths at all access points, as well as safe and efficient 
circulation within the car park areas.  

For Stage 5 of the development, SIDRA intersection modelling is to be prepared by a suitably 
qualified traffic engineer to assess the operational performance of the future access and the 
adjoining roundabout under pre- and post-development traffic conditions.

The SIDRA modelling and accompanying report shall:

1. Assess the current (existing) traffic conditions and post-development scenarios;

2. Be based on up-to-date traffic counts and forecast development traffic generation, 
including peak hour volumes;

3. Evaluate Level of Service (LoS), Degree of Saturation (DoS), and average and 95th 
percentile queue lengths for all relevant movements to ensure that the roundabout service 
level is not adversely impacted;

4. Demonstrate that the development will not adversely affect the roundabout’s operational 
performance or cause queuing to extend onto the public road network; and

5. Where adverse impacts are identified, include recommended mitigation measures

6. Access to the future build from public road shall be designed to avoid queuing on any 
public road

16.

Condition reason: To ensure future built form development applications provide safe vehicular 
access and movement for road users and future occupants of the development.  .

Geotechnical Requirements 
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Any future built form development application shall provide a geotechnical appraisal report from 
a suitably qualified experienced Geotechnical Engineer that addresses soil movement or slip and 
outline recommendations to ameliorate any geotechnical impacts.

17.

Condition reason: To ensure the possibility of soil movement or slip does not adversely affect 
proposed development.

Stormwater Connection  

Any future built form development application shall assess whether Council’s infrastructure has 
the capacity to take the additional flows generated by the development. If there is not sufficient 
capacity, the development shall either increase the capacity of the stormwater system at no cost 
to Council or further restrict the flows exiting the site.

18.

Condition reason: To ensure the existing system has adequate capacity to service the 
development.

Basement Design 

Where the basement is impacted by groundwater, basements are to be designed and constructed 
as a tanked basement.  

19.

Condition reason: To ensure groundwater is managed effectively and does not discharge 
groundwater into Council’s stormwater drainage system.  

Construction Traffic Management Plan

A construction traffic management plan (CTMP) must be submitted for each stage of the 
development demonstrating how the potential for conflict between resident and construction traffic 
is to be minimised and managed. The construction management plan must be submitted before 
a Construction Certificate is issued and complied with for the duration of works. Where 
practicable, all construction vehicles are to enter via Solent Circuit

20.

Condition reason: To ensure future built form development applications provide safe vehicular 
access and movement for road users and future occupants of the development.  .

Access and Loading for Waste Collection 

Each future Stage of the development (Stages 2 – 5) will require the following:

Waste vehicle access and loading facilities must be designed and provided on site in accordance 
with AS2890.2 for the standard 8.8m long Medium Rigid Vehicle (minimum 3.5m clear vertical 
clearance exception). Designs must incorporate adequate manoeuvring space for the design 
vehicle to enter and exit the development in a forward direction and conduct one reverse 
manoeuvre as part of a typical three point turn to access the designated waste service bay.

21.

Condition reason: To ensure safe and adequate loading facilities are provided for the waste 
vehicle to enter the site and service all waste collections. 

Section 7.11 Contributions 

All future built form development application/s at 2-6 Maitland Place, Norwest must be levied in 
accordance with Contributions Plan No. 8 Kellyville/Rouse Hill Precincts and Section 7.11 of the 
Environmental Planning and Assessment Act 1979.  

22.

Condition reason: To provide for the increased demand for public amenities and services resulting 
from the development.

Voluntary Planning Agreements at 40 Solent Circuit, Norwest23.

Any built form development applications are required to comply with the obligations under the 
following Planning Agreements:
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Local Planning Agreement

The obligations in the Planning Agreement between Mulpha Norwest Pty Ltd and The Hills Shire 
Council dated 18 March 2020 (Planning Agreement), or any future variation of this Planning 
Agreement, must be satisfied in accordance with the terms of the Planning Agreement including 
but not limited to, the Payment of Monetary Contributions, Completion of Capital Works and Public 
Access Land as detailed within the Planning Agreement. 

State Planning Agreement

The obligations in the Planning Agreement (SVPA 2021-182) between Mulpha Norwest Pty Ltd 
and The Minister administering the Environmental Planning and Assessment Act 1979 dated 21 
October 2022 (Planning Agreement), or any future variation of this Planning Agreement, must be 
satisfied in accordance with the terms of the Planning Agreement.  The development contribution 
will be payable prior to the issue of the Occupation Certificate for the 197th dwelling on the subject 
land in accordance with Schedule 4 to the planning agreement.  The developer is required to 
provide a $535,000 bank guarantee in accordance with Schedule 5 to the planning agreement.

Condition reason: To ensure the obligations of the planning agreements are met.

Accessible Housing  

Each residential flat building within Stages 2-5 is required to be provided with at least 10% 
accessible housing.  

24.

Condition reason: To ensure the development is carried out in accordance with The Hills Disability 
Inclusion Action Plan which was required to be developed with the Disability Inclusion Act 2014.  

Sydney Water Requirements   

A Feasibility Application including Growth Data Form as outlined in letter from Sydney Water 
dated 14 March 2025 is required to be submitted with the next built form Development Application.  
The Application is to be submitted to Sydney Water via a Water Servicing Coordinator, citing 
referral and reference numbers 222178, 208442 and 189945.

25.

Condition reason: To ensure Sydney Water requirements are satisfied.  

Transport for NSW Requirements   

Future development applications are required to address the matters of consideration as 
highlighted in referral letter dated 27 February 2025.

26.

Condition reason: To ensure Transport for NSW requirements are satisfied.  

Separate Approvals from NSW Government Water 

Any development requiring taking and using groundwater such as dewatering or using 
groundwater for a specific purpose, will require a water management works or water use approval 
under Section 89 and 90 of the Water Management Act.  The development application will be 
considered nominated integrated development requiring general terms of approval from the NSW 
Government Water.  

27.

Condition reason: To ensure that any separate approvals from NSW Water are provided.  
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