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 LOCAL PLANNING PANEL – THE HILLS SHIRE COUNCIL  
 
 

DETERMINATION OF THE LOCAL PLANNING PANEL ON THURSDAY,                          
17 OCTOBER 2019 - DETERMINATION MADE ELECTRONICALLY 

 
 
 
 

PRESENT: 
 
 Garry Fielding   Chair 
 Heather Warton  Panel Member 
 Richard Thorp AM  Panel Member 
 Rohan Toner   Community Representative 
 
 
 
DECLARATIONS OF INTEREST: 

 
None declared 

 
 
 
The Panel were briefed by the following Council staff on 16 October 2019: 

 
David Reynolds Group Manager - Shire Strategy Transformation & 

Solutions 
Nicholas Carlton Manager – Forward Planning 
Megan Munari Principal Coordinator Forward Planning 
Brent Woodhams Principal Coordinator Forward Planning 
Bronwyn Inglis Coordinator Forward Planning 
Kayla Atkins Senior Town Planner 
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ITEM 1: LOCAL PLANNING PANEL - FURTHER REPORT - PLANNING 
PROPOSAL - 24-26 MILE END ROAD, ROUSE HILL (5/2019/PLP)  

 

COUNCIL OFFICER’S RECOMMENDATION: 

That the planning proposal not proceed to Gateway Determination.  

PANEL’S ADVICE 

The planning proposal applicable to land at 24-26 Mile End Road, Rouse Hill, should not 
proceed to Gateway Determination for the following reasons: 

a) The planning proposal does not demonstrate adequate strategic merit and is 
inconsistent with all applicable strategic policies including the Greater Sydney Region 
Plan, Central City District Plan, Section 9.1 Ministerial Directions and Council’s Local 
Strategic Planning Statement, as they relate to the management and retention of 
industrial lands; 

b) The proposal fails to recognise the greater need to protect employment lands that will 
increasingly be required to provide jobs and urban services for the growing 
population within the North West Growth Centre and broader Hills Shire area. Given 
the substantial supply of land within the Shire already zoned to accommodate 
residential development, the encroachment of residential development into an 
identified industrial and urban services precinct does not represent prudent 
management of the scarce supply of land available for industrial development in the 
Hills Shire. The Panel is of the view that the proposal is not in the broader public 
interest; 

c) Residential development within the Mile End Road industrial area would exacerbate 
land use conflicts between current and future industrial development outcomes and 
impede further investment and development activity for industrial and urban services 
within the locality;  

d) Residential development within the buffer area surrounding the Rouse Hill Water 
Recycling Plant would potentially result in amenity impacts to future residential 
development. The site adjoins land identified for future expansion of the Plant and a 
residential outcome on this land may compromise the ability of Sydney Water to 
undertake the future expansion of the facility required to service planned growth in 
the North West Growth Centre and Sydney Metro Northwest Corridor or result in 
unreasonable odour and amenity impacts to future residents within the proposed 
development. In this respect, Sydney Water has advised by letter dated 4 October 
2019, that they do not support the rezoning of this site to residential. 

e) Development of the land for residential purposes would not result in superior 
outcomes with respect to key site specific constraints (Critically Endangered 
Ecological Communities and Vulnerable Species, bushfire risk, flooding hazard and 
road design), compared with an industrial development under the current controls. 

VOTING: 

Unanimous   
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ITEM 2: LOCAL PLANNING PANEL - FURTHER REPORT - PLANNING 
PROPOSAL - 34-46 BROOKHOLLOW AVENUE, NORWEST (9/2019/PLP)  

 

COUNCIL OFFICER’S RECOMMENDATION: 

That the planning proposal not proceed to Gateway Determination.  

PANEL’S ADVICE: 

That the planning proposal for land at 34-46 Brookhollow Avenue, Norwest (9/2019/PLP) 
should not proceed to Gateway Determination on the basis that: 

1. The scale of uplift and proposed residential land use on the site lacks strategic merit 
and is inconsistent with the objectives and relevant actions within the Greater Sydney 
Region Plan, Central City District Plan, North West Rail Link Corridor Strategy, The 
Hills Corridor Strategy, Council’s draft Local Strategic Planning Statement and 
Ministerial Directions, all of which envisage a commercial only outcome on the site 
and require the protection of commercial and employment lands from the 
encroachment of residential development. It is the view of the Panel that if a 
commercial only outcome were proposed, the North West Rail Link Corridor Strategy 
and The Hills Corridor Strategy provide a guide with respect to an appropriate level of 
uplift; 

2. The District Plan states that within Strategic Centres (such as Norwest), the delivery 
of housing should not constrain commercial and retail activities. The broader Norwest 
Strategic centre accommodates a mix of uses, with the subject site identified as being 
within the Commercial Office Precinct portion of the broader Strategic Centre. 
Notwithstanding the commercial uplift proposed, the proposal would allow for 
residential uses to encroach into strategically significant employment lands. This 
would potentially weaken the intended commercial-only function of the site and 
reduce the viability and desirability of commercial investment. It may also constrain 
any further commercial or retail uplift in the future, beyond that currently proposed; 

3. The proposal to permit residential flat buildings as an additional permitted use on the 
site would permit a land use to occur which is inconsistent with the objectives of the 
B7 Business Park zone which applies to the land; 

4. The planning proposal seeks to amend the land use permissibility and primary 
development controls (maximum floor space ratio and maximum building height) 
contained within LEP 2012. In spite of the indicative concepts submitted in support of 
the proposal, the proposed LEP amendments would allow for substantial flexibility in 
the final development outcome, with minimal certainty that the Proponent’s indicative 
development outcomes would be delivered in terms of mix and quantum of land uses, 
dwelling yield, maximum number of storeys or design quality; 

5. Despite the proximity of the site to the Norwest Station, the built form outcome of the 
proposal is unsuitable for the current and future character envisaged for the Business 
Park and adjoining land surrounding the site and fails to provide for an adequate built 
form transition to the adjoining residential land to the south; and 
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6. The proposal has not adequately addressed the impacts of the proposed 
development on local infrastructure or how the additional demand for local 
infrastructure generated by the proposed residential uplift could be serviced, 
especially noting that the proposed residential land use and yield is inconsistent with 
the outcomes anticipated under the strategic planning framework. This would be 
further exacerbated if the progression of this proposal were to create a precedent for 
enabling residential accommodation more broadly throughout the Norwest Business 
Park. 

VOTING: 

Unanimous 
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ITEM 3: LOCAL PLANNING PANEL - FURTHER REPORT - PLANNING 
PROPOSAL - 2-4 BURBANK PLACE, NORWEST (18/2018/PLP)  

 

COUNCIL OFFICER’S RECOMMENDATION: 

That the planning proposal proceed to Gateway Determination.  

PANEL’S ADVICE 

1. It is recommended that a planning proposal to amend LEP 2012 to apply a maximum 
floor space ratio of 2.8:1 and maximum building height of RL 126 metres to the 
portion of land at 2-4 Burbank Place, Norwest zoned B7 Business Park (as per 
Option 3 in Section 5 of the Officer’s report) proceed to Gateway Determination for 
the following reasons: 

a) The proposal is consistent with the strategic planning framework as it seeks to 
facilitate additional commercial development uplift in close proximity to the 
Norwest Metro Station, contributing to job targets and reinforcing the role of 
Norwest as a specialised commercial office precinct. The proposal does not 
seek to introduce any residential or other mixed uses on the site and as such, 
would support the retention and long term viability of strategically identified 
employment lands; 

b) The proposal demonstrates an appropriate balance between realising the 
additional commercial development uplift envisaged by the strategic planning 
framework and enabling an appropriate built form outcome at this location 
within the business park, at the interface with public domain and low density 
residential areas; and 

c) The proposal has appropriately responded to concerns previously raised 
regarding excessive building height which was driven by the substantial 
quantity of above ground car parking levels previously proposed. It is 
considered that the application of a reduced parking rate of 1 space per 60m2 
is appropriate given the site is located within the Norwest Station Precinct, 
750 metres walking distance from the Norwest Metro Station. 

2. Council should consider amendments to The Hills Development Control Plan Part C 
Section 1 – Parking to apply a reduced parking rate of 1 space per 60m2 of 
commercial gross floor area to land at 2-4 Burbank Place, Norwest. It is the view of 
the Panel that this parking rate should be expressed as a maximum parking rate. 

3. Council should proceed with discussions with the Proponent for the preparation of a 
draft Voluntary Planning Agreement which secures a fair and reasonable contribution 
from future development on the site towards infrastructure and public domain 
improvements in the Norwest Business Park. 

VOTING: 

Unanimous  

 


