
 

 

 

PLANNING PROPOSAL 

 

LOCAL GOVERNMENT AREA: The Hills Shire Council 

 
NAME OF PLANNING PROPOSAL: Proposed The Hills Local Environmental Plan 2012 
(Amendment No. (#)) – increase the floor space ratio from 1:1 to 1.4:1 for the part of Lot 
4054 DP 1070487, 2 – 4 Burbank Place, Baulkham Hills zoned B7 Business Park (8/2015/PLP). 

ADDRESS OF LAND:  Lot 4054 DP 1070487, 2 – 4 Burbank Place, Baulkham Hills 

 

SUMMARY OF HOUSING AND EMPLOYMENT YIELD: 

 

 EXISTING PROPOSED TOTAL YIELD 

Jobs Approx. 476 Approx. 42 Approx. 518 

 

* The above figures are based on an existing constructed floor space of 14,265m2 and the 

proposed additional 1,237m2 of floor space. The estimated number of employees has been 

determined at a rate of 30m2 per employee. 

 

The approved (but not yet constructed) floor area of 1,918m2 has not been included in the 

above figures.  

 

SUPPORTING MATERIAL:  

 

Attachment A Assessment against State Environmental Planning Policies 

Attachment B Assessment against Section 117 Ministerial Directions 

Attachment C 

Attachment D 

Council Report and Resolution, 9 December 2014 

Traffic and Parking Assessment Report, Brown Consulting (April 2014) 

 

THE SITE: 

The site is located on the corner of Burbank Place and Solent Circuit in the Norwest Business 

Park. The irregular shaped site has an area of 1.389 hectares and is in the vicinity of Hillsong 

Church and existing commercial buildings.  Low and medium density residential dwellings are 

located to the north, north east and west of the adjoining lake (Figure 1). 

 

 
Figure 1 

Aerial view of the subject site 
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BACKGROUND: 

The commercial buildings on the site were approved in June 2004 with a combined floor area 

of 13,890m2 and a floor space ratio of 1:1.  In April 2010 an additional 375m2 of floor space 

was approved for the site.  Following this, in November 2013 consent was granted for an 

additional 1,918m2 of floor area to achieve an approved building area of 16,183m2 on the site.  

Works associated with this Development Approval have not yet commenced. 

 

The applicant is seeking to increase the total building area by a further 1,237m2 (Figure 2).  

This will result in a total floor area of 17,420m2 which equates to a 25.4% increase in floor 

space over the initial June 2004 approval. 

 

 

 

Figure 2 
Proposed Site Plan 

 

The subject site is zoned B7 Business Park and SP2 Infrastructure (Drainage) (Figure 3).  

When the existing buildings on the site were approved in 2004, the floor space ratio for the 

business park was governed by Development Control Plan No.31 – Norwest which permitted 

the FSR to be calculated using the entire site area of 1.389 hectares.  Since this time, Local 

Environmental Plan 2012 has introduced a new method of calculating floor space ratios which 

excludes land on which the proposed development is prohibited.  For this site, only the 

component of B7 Business Park zoned land (1.237 hectares) can be used to calculate the floor 

space ratio.  Therefore, to facilitate the provision of the additional 1,237m2 of floor space, a 

floor space ratio of 1.4:1 is required for the site. 
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Figure 3 

Zoning under The Hills Local Environmental Plan 2012 

 

The matter was reported at an Ordinary Council Meeting on 9 December 2014 and Council 

resolved that: 

 

“A planning proposal be forwarded to the Department of Planning and Environment for a 

Gateway Determination to amend the floor space ratio map from 1:1 to 1.4:1 for 2–4 Burbank 

Place, Baulkham Hills (Lot 4054 DP 1070487).” 

 

PART 1 OBJECTIVES OR INTENDED OUTCOME 

 

The objective of the planning proposal is to facilitate alterations and additions to an existing 

commercial building by 1,237m2 of additional office floor space. 

 

PART 2 EXPLANATION OF THE PROVISIONS  

 

The proposed outcomes will be achieved by: 

 

- An amendment to the Floor Space Ratio Map to increase the floor space ratio from 1:1 

to 1.4:1 for that part of the site zoned B7 Business Park. 

 

PART 3 JUSTIFICATION  

 

SECTION A - NEED FOR THE PLANNING PROPOSAL 

 

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

 

No, the planning proposal is not a result of any strategic study or report.  

 

However, the Draft North West Subregional Strategy and the North West Rail Link Corridor 

Strategy both acknowledge the need to reinforce the Norwest Business Park as a key provider 

of jobs in the Sydney’s north-west. The planning proposal is consistent with the State 

Government and Council’s vision for the Norwest Business Park, including the North West Rail 

Corridor Strategy and the Draft North West Subregional Strategy as it will facilitate the 

provision of additional office floor space close to future transport infrastructure. 

 



 

 

2. Is the planning proposal the best means of achieving the objectives or intended outcomes, 

or is there a better way? 

 

Yes, the planning proposal is considered to be the best way to achieve the intended outcomes 

for the site.  

 

Increasing the floor space ratio for the subject site will enable the provision of additional office 

floor space to meet the demands of businesses. Existing height restrictions will remain 

unchanged. 

 

SECTION B - RELATIONSHIP TO STRATEGIC PLANNING FRAMEWORK 

 

3. Is the planning proposal consistent with the objectives and actions contained within the 

applicable regional or sub-regional strategy (including the Sydney Metropolitan Strategy 

and exhibited draft strategies)?  

 

Yes, a discussion of consistency is provided below. 

 

 A Plan for Growing Sydney 

A Plan for Growing Sydney replaces the Metropolitan Plan for Sydney 2036 and seeks to make 

Sydney a ‘strong global city, a great place to live’. The planning proposal is consistent with the 

following Directions: 

 

- Direction 1.6 ‘Expand the Global Economic Corridor’: This Direction aims for the 

provision of new job opportunities in Sydney’s eight suburban office markets including 

the Norwest Business Park. Norwest is considered particularly important for Sydney’s 

continued growth. The planning proposal will allow the provision of additional floor 

space for a commercial office building and will encourage growth in skilled jobs by 

expanding employment opportunities within the global economic corridor. 

 

- Direction 1.7 Grow Strategic Centres – providing more jobs closer to home’: This 

Direction aims to concentrate office development in Sydney’s strategic centres such as 

Norwest, to improve the opportunity for workers to access specialist jobs closer to 

home.  

 

It is considered that the planning proposal is consistent with ‘A Plan for Growing Sydney’. 

 

 Draft North West Subregional Strategy 

 

The draft North West Subregional Strategy was prepared by the NSW Government to 

implement the Metropolitan Plan and the State Plan.  It is currently being reviewed by the 

Department of Planning and Environment. The draft strategy plans to accommodate some 

130,000 jobs and 140,000 dwellings within the North West Subregion by 2031.  Of these, 

47,000 jobs (36%) and 36,000 dwellings (26%) are to be accommodated within The Hills 

Shire.  An overarching theme of the strategy is for dwelling and employment growth to be 

concentrated within centres and near to public transport hubs. 

 

The Draft North West Subregional Strategy set a target of providing an additional 25,000 jobs 

within the Norwest Business Park between 2001 and 2031.  The proposal is consistent with the 

Strategy as it will assist with meeting employment targets for the Hills Shire and Norwest 

Business Park in a location that is close to services and the planned North West Rail Link. 

 

 North West Rail Link Corridor Strategy 

 

The Department of Planning and Environment has produced a Corridor Strategy (September 

2013) to guide future development around the eight (8) new stations of the North West Rail 

Link.  The introduction of the North West Rail Link (NWRL) and a station at Norwest has the 

potential to further reinforce Norwest as a Specialised Centre and the largest employment 

centre for Sydney’s North West.  A new station, located within the existing Norwest Business 

Park, will provide further impetus for Norwest to evolve as a vibrant and active centre of 



 

 

business for the region, comprising offices, retailing, community facilities, recreation, cultural, 

education and housing to serve the increasing population. 

 

The Corridor Strategy provides a vision for how the areas surrounding the railway stations 

could be developed to integrate new jobs and services to best utilise the new rail 

infrastructure. The Structure Plan for the Norwest Rail Station identifies the subject site as 

‘business park’ land and a ‘short term opportunity site’. It is considered that the planning 

proposal is, in principle, consistent with the Corridor Strategy. 

 

4. Is the planning proposal consistent with the local council’s Community Strategic Plan, or 

other local strategic plan?  

 

Yes, a discussion of consistency is provided below. 

 

 The Hills Future Community Strategic Plan 

 

The Hills Future Community Strategic Direction articulates The Hills Shire community’s and 

Council’s shared vision, values, aspirations and priorities with reference to other local 

government plans, information and resourcing capabilities. It is a direction that creates a 

picture of where the Hills would like to be in the future. The direction is based on community 

aspirations gathered throughout months of community engagement and consultation with 

members of the community.  

 

The proposal is consistent with the vision and objectives of The Hills Future – Community 

Strategic Plan as it provides an opportunity for businesses to grow and meet the needs of a 

modern local economy in a location that will have good access to the future North West Rail 

Line. 

 

 Draft Local Strategy 

 

In 2008 Council adopted its Local Strategy to provide the basis for the future direction of land 

use planning in the Shire and within this context implement the key themes and outcomes of 

the ‘Hills 2026 Looking Toward the Future’. The Employment Lands Direction is the relevant 

component of the Local Strategy to be considered in assessing this application. 

 

- Employment Lands Direction (2009) 

 

The North West Subregional Strategy establishes an employment capacity target for the Shire 

from 2001 to 2031 of 47,000 jobs.  The Employment Lands Direction demonstrates that there 

is capacity to meet this target with capacity for 55,574 additional jobs to 2031. In addition to 

the contribution towards anticipated employment targets, the Direction seeks to provide 

employment close to home, services and transport infrastructure. 

 

Council’s Employment Lands Direction provides an overall strategic context for the planning 

and management of the Shire’s employment lands and their development and growth to 2031. 

It supports the commitments contained in The Hills Future Community Strategic Direction, in 

particular the development of a local modern economy. Key directions include promoting 

growth in local and business employment opportunities and enhancing the use and viability of 

existing employment lands.  

 

The proposal will not result in the loss of any employment land. Instead, it will facilitate the 

provision of an additional 1,237m2 of floor space via alterations and additions to an existing 

commercial building and will enable the more efficient use of existing employment land. The 

additional floor space will provide new employment opportunities for workers in Sydney’s north 

west.  

 

The planning proposal is consistent with the Employment Lands Direction as it will enable 

businesses to grow and meet the demands of the Shires growing economy and provide new 

employment opportunities for the Shire’s residents. 

 



 

 

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

 

Yes. An assessment of the planning proposal against relevant State Environmental Planning 

Policies is provided in Attachment A. A discussion on the consistency of the proposal with the 

relevant Policies is provided below.   

 

 State Environmental Planning Policy (Infrastructure) 2007 

 

The SEPP (Infrastructure) aims to assist the delivery of infrastructure and provide greater 

certainty regarding the planning provisions that apply to new infrastructure across NSW.   

 

The planning proposal does not contradict or repeat any provision within this Policy and any 

future development of the site will be required to consider the provisions of the SEPP.   

 

 SREP No. 20 – Hawkesbury – Nepean River (No 2 – 1997) 

 

This Plan aims to protect the environment of the Hawkesbury – Nepean River by ensuring that 

the impacts of future land uses are considered in a regional context. This requires 

consideration of the impacts of the development on the environment, the feasibility of 

alternatives and consideration of specific matters such as environmentally sensitive areas, 

water quality, water quantity, flora and fauna, riverine scenic quality, agriculture, and 

metropolitan strategy. 

 

The location of the proposed works being restricted to land zoned B7 Business Park will 

minimise impacts on the riparian land surrounding the lake.  Appropriate controls also apply to 

ensure future development will not adversely impact the riverine environment. Therefore it is 

considered that the planning proposal achieves satisfactory compliance with the provisions of 

SREP. 

 

6. Is the planning proposal consistent with applicable Ministerial Directions (s.117 directions)?  

 

Yes. The consistency of the planning proposal with the s.117 Ministerial Directions is detailed 

within Attachment B. A discussion on the consistency of the proposal with each relevant 

Direction is provided below.   

 

 Direction 1.1 Business and Industrial Zones 

 

This Direction aims to encourage employment growth in suitable locations and to protect 

employment land in business zones. 

 

The proposed amendment will not reduce the total potential floor space area for employment 

uses in business zones. Increasing the floor space ratio for the subject site will encourage the 

suitable expansion of office floor space in a suitable location close to the emerging Norwest 

Town Centre and the future Norwest Rail Station. 

 

It is considered that the proposed amendment is consistent with the strategic directions and 

key policy settings of this Direction. 

 

 Direction 2.1 Environment Protection Zones 

 

This Direction aims to protect and conserve environmentally sensitive areas. 

 

The subject site is zoned part B7 Business Park and part SP2 Infrastructure (Drainage). The 

works associated with the subject planning proposal will be confined to the portion of land 

zoned B7 Business Park only. It is not anticipated that there will be any adverse impacts on 

environmentally sensitive areas as a result of the planning proposal. 

 

It is considered that the proposed amendment is consistent with the strategic directions and 

key policy settings of this Direction. 

 



 

 

 Direction 3.4 Integrating Land Use and Transport 

 

A planning proposal must be consistent with the aims, objectives and principles of Improving 

Transport Choice – Guidelines for planning and development (DUAP 2001) and The Right Place 

for Business and Services – Planning Policy (DUAP 2001). 

 

This Direction aims to ensure that new development improves access to jobs and services by 

public transport, reduces dependence on cars and supports the efficient and viable operation of 

public transport. 

 

The proposed amendment will increase the availability of office floor space within walking 

distance of the future Norwest Rail Station and will encourage patronage of the Rail Link. The 

site is also located in close proximity to the emerging Norwest Town Centre which will assist 

with reducing vehicle trips generated by employees. The Business Park has good access to bus 

services along Norwest Boulevarde, with regular weekday connections to the city, Castle Hill, 

Parramatta, Blacktown, the Seven Hills Bus Interchange, Rouse Hill and Macquarie Park. The 

Business Park also has good access to the M2 and M7 Motorways. 

 

It is considered that the proposed amendment is consistent with the strategic directions and 

key policy settings of this Direction. 

 

 Direction 4.3 Flood Prone Land 

 

This Direction aims to ensure that the development of flood prone land is consistent with the 

NSW Government’s Flood Prone Land Policy and the principles of the Floodplain Development 

Manual 2005, and to ensure consideration of potential flood impacts both on and off the site. 

 

The subject site located adjacent to a lake and is partly zoned SP2 Infrastructure (Drainage). It 

is identified as a flood control lot under The Hills Development Control Plan 2012 Part C 

Section 6 – Flood Controlled Land. However, the proposed 1,237m2 of additional floor space 

will be provided in association with an existing commercial building and is not considered to 

constitute a significant increase in development on the site.  

 

The Hills LEP 2012 contains flood prone land provisions that seek to minimise risks to property 

and life and significant impacts on the environment. Furthermore, flood related development 

controls apply to any flood prone land through The Hills Development Control Plan 2012 Part C 

Section 6 – Flood Controlled Land. These controls have been prepared in accordance with the 

NSW Government's Flood Prone Land Policy. 

 

The proposal will not result in significant flood impacts to other properties or require additional 

government spending on flood mitigation measures, infrastructure or services. Further, the 

planning proposal will not permit development to be carried out without development consent. 

 

It is considered that the provisions of the planning proposal are consistent with the strategic 

directions and key policy settings of this Direction.  

 

 Direction 5.9 North West Rail Link Corridor Strategy 

 

This Direction aims to promote transit-oriented development, manage growth around the new 

train stations of the North West Rail Link, and to ensure that development within the North 

West Rail Link corridor is consistent with the Corridor Strategy and precinct Structure Plans. 

 

The Structure Plan for the Norwest Rail Station identifies the subject site as ‘business park’ 

land and a ‘short term opportunity site’. The Corridor Strategy anticipates that such land could 

accommodate commercial offices on sites that are carefully integrated into the character of the 

area. The proposed additional floor space will integrate with the business park character of the 

area. 

 

The Corridor Strategy sets a target of an additional 15,000 jobs by 2031 for the Norwest 

Business Park. The subject planning proposal will assist with meeting this target by providing 



 

 

additional office floor space and new employment opportunities. The provision of additional 

office floor space within walking distance of the future Norwest Rail Station will encourage 

additional patronage of the future transport infrastructure and will support the principles of 

transit-oriented development within the business park. 

 

It is considered that the proposal is consistent with the objectives of this Direction and the 

Structure Plan outlined in the North West Rail Link Corridor Strategy. 

 

 Direction 6.1 Approval and Referral Requirements 

 

This Direction aims to ensure that LEP provisions encourage the efficient and appropriate 

assessment of development. The planning proposal is consistent with this Direction as it does 

not include provisions that require the concurrence, consultation or referral of development 

applications to a Minister or public authority, nor does it identify any development as 

designated development. 

 

 Direction 6.3 Site Specific Provisions 

 

The proposal is consistent with this Direction as it will enable the desired land use to be 

undertaken without imposing any development standards or requirements which are in 

addition to those already contained within LEP 2012.   

 

 Direction 7.1 Implementation of the Metropolitan Plan for Sydney 2036 

 

The planning proposal is consistent with the policies, outcomes and actions of the Metropolitan 

Plan for Sydney 2036. The provision of additional floor space on the subject site will assist with 

providing more commercial jobs closer to home in the highly accessible Norwest strategic 

centre. 

 

SECTION C - ENVIRONMENTAL, SOCIAL AND ECONOMIC IMPACT 

 

7. Is there any likelihood that critical habitat or threatened species, populations or ecological 

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

 

No, the land that is subject to the planning proposal is already developed and occupied by two 

commercial office buildings and associated parking. The portion of the building to be extended 

is generally void of any significant vegetation or trees. Therefore, the planning proposal is 

unlikely to create any adverse impacts on critical habitat or threatened species, populations or 

communities and their habitats. 

 

8. Are there any other likely environmental effects as a result of the planning proposal and 

how are they proposed to be managed? 

 

There is unlikely to be any other environmental effects as a result of the planning proposal 

since the additional works relate to the extension of an existing commercial building. An 

additional twelve (12) car parking spaces will be required to service the additional floor space 

and these will be accommodated via a small extension to each of the three levels of basement 

carparking (4 additional parking spaces are to be provided on each level). 

 

9. How has the planning proposal adequately addressed any social and economic effects? 

 

The planning proposal supports the economic growth and future direction envisaged by the 

State Government and Council associated with the role of the Norwest Business Park as a 

specialised centre. It will support and is consistent with development opportunities provided by 

the construction of the Norwest Railway Station.   

 

Consideration has been given to the traffic impacts associated with the subject planning 

proposal as well as the broader traffic situation in the Norwest Business Park. The original 

approval for 13,890m2 of floor space would have typically generated around 222 AM peak hour 

trips and 167 PM peak hour trips.  The existing approved floor space of 16,183m2 will generate 



 

 

259 vehicle trips in the AM peak and 194 in the PM peak.  The proposed additional 1,237m2 of 

floor space (to create a total of 17,420m2 of floor area on the site) is expected to generate an 

extra 20 vehicle trips in the AM peak and an extra 15 trips in the PM peak above what has 

already been approved for the site.  The proposal will have negligible impact on the operational 

efficiency of the surrounding road network. 

 

Future works are planned to signalise the intersection of Solent Circuit/Norwest 

Boulevarde/Reston Grange which will have sufficient capacity to cater for any additional traffic 

associated with the subject planning proposal.  Also, anticipated bus priority lanes on Norwest 

Boulevarde and the arrival of the North West Rail Line will encourage employees to use public 

transport for their journey to work and should reduce traffic generation throughout the 

business park. 

 

It is anticipated that the development of this site, as proposed, will contribute approximately 

$30,000 (Section 94A Plan) towards local infrastructure.  The local infrastructure items in the 

vicinity of the site include replacing the existing roundabout at Norwest Boulevarde (a State 

Road) and Lexington Drive with a signalised intersection. 

 

The proposed increase in floor space ratio for the site will not adversely impact on the amenity 

of nearby residential dwellings or on adjoining commercial developments.  The site is well 

landscaped and the new works will be in keeping with the surrounding business park 

development.  The additional floor space will not significantly alter the existing bulk and scale 

of the building and its appearance will be compatible with the built form of nearby commercial 

buildings. 

 

SECTION D - STATE AND COMMONWEALTH INTERESTS 

 

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

 

Yes, future development on the site would need to be supported by the necessary services 

including electricity, telecommunication, gas, water, sewer and stormwater drainage. The 

increased floor space ratio will facilitate the provision of an additional 1,237m2 of floor space 

on the site. However, as the property is already occupied by two commercial buildings, it is 

expected that existing public infrastructure will be available to cater for the additional floor 

space. 

 

11. What are the views of State and Commonwealth Public Authorities consulted in accordance 

with the gateway determination, and have they resulted in any variations to the planning 

proposal? 

 

It is proposed that the following State Agencies will be consulted in relation to the planning 

proposal: 

 

 Transport for NSW 

 Roads and Maritime Services 

 Sydney Water 

 Endeavour Energy 

 Telstra 

 

A list of all relevant agencies would be determined as part of the Gateway Determination. 

Following the Gateway determination, all relevant agencies will be consulted.  

  



 

 

 

PART 4 MAPPING 

 

The planning proposal seeks to amend the Floor Space Ratio Map of The Hills Local 

Environmental Plan 2012 as shown below. 

 

The site has an existing maximum floor space ratio of 1:1 under The Hills Local Environmental 

Plan 2012. 

 

Existing Floor Space Ratio Map 

 

 
 

The planning proposal seeks to increase the maximum floor space ratio for the site to 1.4:1 

under The Hills Local Environmental Plan 2012. 

 

Proposed Floor Space Ratio Map   

 

 
 

PART 5 COMMUNITY CONSULTATION 

 
The planning proposal will be advertised in local newspapers and on display at Council’s 
administration building and Castle Hill Library. The planning proposal will also be made 
available on Council’s website. In addition, letters will be issued to adjoining and nearby 
property owners and stakeholders.  

  



 

 

 

PART 6 PROJECT TIMELINE 

 

STAGE DATE 

Commencement Date (Gateway Determination) March 2015 

Government agency consultation April 2015 

Commencement of public exhibition period (14 days) April 2015 

Completion of public exhibition period April 2015 

Timeframe for consideration of submissions April / May 2015 

Timeframe for consideration of proposal post exhibition April / May 2015 

Report to Council on submissions May 2015 

Planning Proposal to PCO for opinion May 2015 

Date Council will make the plan (if delegated) June 2015 

Date Council will forward to department for notification (if delegated) June 2015 

 

 

 



 

 

ATTACHMENT A: STATE ENVIRONMENTAL PLANNING POLICIES 

 

STATE ENVIRONMENTAL PLANNING 

POLICY (SEPP) 

APPLICABLE RELEVANT? 

(YES/NO) 

(IF RELEVANT) 

INCONSISTENT/ 

CONSISTENT 

No. 1 Development Standards NO - - 

No. 14 Coastal Wetlands YES NO - 

No. 15 Rural Landsharing 

Communities 

NO - - 

No. 19 Bushland in Urban Areas YES NO - 

No. 21 Caravan Parks YES NO - 

No. 26 Littoral Rainforests NO - - 

No. 29 Western Sydney Recreation 

Area 

NO - - 

No. 30 Intensive Agriculture YES NO - 

No. 32 Urban Consolidation 

(Redevelopment of Urban 

Land) 

YES NO - 

No. 33 Hazardous and Offensive 

Development 

YES NO - 

No. 36 Manufactured Home Estates NO - - 

No. 39 Spit Island Bird Habitat NO - - 

No. 44 Koala Habitat Protection NO - - 

No. 47 Moore Park Showground NO - - 

No. 50 Canal Estate Development YES NO - 

No. 52 Farm Dams and Other Works 

in Land and Water 

Management Plan Areas 

NO - - 

No. 55 Remediation of Land YES NO - 

No. 59 Central Western Sydney 

Regional Open Space and 

Residential 

NO - - 

No. 62 Sustainable Aquaculture YES NO - 

No. 64 Advertising and Signage YES NO - 

No. 65 Design Quality of Residential 

Flat Development 

YES NO - 

No. 70 Affordable Housing (Revised 

Schemes) 

YES NO - 

No. 71 Coastal Protection  NO - - 

Affordable Rental Housing (2009) YES NO - 

Building Sustainability Index: BASIX 2004 YES NO - 

Exempt and Complying Development 

Codes (2008) 

YES NO - 

Housing for Seniors or People with a 

Disability (2004) 

YES NO - 

Infrastructure (2007) YES YES CONSISTENT 

Kosciuszko National Park – Alpine Resorts 

(2007) 

NO - - 

Kurnell Peninsula (1989) NO - - 

Major Development (2005) YES NO - 

Mining, Petroleum Production and 

Extractive Industries (2007) 

YES NO - 

Miscellaneous Consent Provisions (2007) YES NO - 

Penrith Lakes Scheme (1989) NO - - 

Port Botany and Port Kembla (2013) NO - - 

Rural Lands (2008) NO - - 

SEPP 53 Transitional Provisions (2011) NO - - 



 

 

STATE ENVIRONMENTAL PLANNING 

POLICY (SEPP) 

APPLICABLE RELEVANT? 

(YES/NO) 

(IF RELEVANT) 

INCONSISTENT/ 

CONSISTENT 

State and Regional Development (2011) YES NO - 

Sydney Drinking Water Catchment (2011) NO - - 

Sydney Region Growth Centres (2006) NO - - 

Three Ports (2013) NO - - 

Urban Renewal (2010) NO - - 

Western Sydney Employment Area (2009) NO - - 

    

Deemed SEPPs    

SREP No. 8 (Central Coast Plateau Areas) NO - - 

SREP No. 9 – Extractive Industry (No. 2 – 

1995) 

YES NO - 

SREP No. 16 – Walsh Bay NO - - 

SREP No. 18 – Public Transport Corridors NO - - 

SREP No. 19 – Rouse Hill Development 

Area 

NO - - 

SREP No. 20 – Hawkesbury – Nepean 

River (No 2 – 1997) 

YES YES CONSISTENT 

SREP No. 24 – Homebush Bay Area NO - - 

SREP No. 25 – Orchard Hills NO - - 

SREP No. 26 – City West NO - - 

SREP No. 30 – St Marys NO - - 

SREP No. 33 – Cooks Cove NO - - 

SREP (Sydney Harbour Catchment) 2005 NO - - 

 

 

 

 

  

http://www.legislation.nsw.gov.au/maintop/view/inforce/epi+496+1993+cd+0+N
http://www.legislation.nsw.gov.au/maintop/view/inforce/epi+646+1991+cd+0+N
http://www.legislation.nsw.gov.au/maintop/view/inforce/epi+564+1992+cd+0+N
http://www.legislation.nsw.gov.au/maintop/view/inforce/epi+16+2001+cd+0+N
http://www.legislation.nsw.gov.au/maintop/view/inforce/epi+397+2004+cd+0+N
http://www.legislation.nsw.gov.au/maintop/view/inforce/epi+590+2005+cd+0+N


 

 

ATTACHMENT B: ASSESSMENT AGAINST SECTION 117 MINISTERIAL DIRECTIONS  

 

DIRECTION APPLICABLE RELEVANT? 

(YES/NO) 

(IF RELEVANT) 

INCONSISTENT/ 

CONSISTENT 

1. Employment and Resources 

 

1.1 Business and Industrial Zones YES YES CONSISTENT 

1.2 Rural Zones NO - - 

1.3 Mining, Petroleum Production and 

Extractive Industries 

NO - - 

1.4 Oyster Aquaculture NO - - 

1.5 Rural Lands NO - - 

 

2. Environment and Heritage 

 

2.1 Environment Protection Zone YES YES CONSISTENT 

2.2 Coastal Protection NO - - 

2.3 Heritage Conservation YES NO - 

2.4 Recreation Vehicle Area YES NO - 

 

3. Housing, Infrastructure and Urban Development 

 

3.1 Residential Zones NO - - 

3.2 Caravan Parks and Manufactured 

Home Estates 

YES NO - 

3.3 Home Occupations YES NO - 

3.4 Integrating Land Use and 

Transport 

YES YES CONSISTENT 

3.5 Development Near Licensed 

Aerodromes 

NO - - 

3.6 Shooting Ranges NO - - 

 

4. Hazard and Risk 

 

4.1 Acid Sulfate Soils NO - - 

4.2 Mine Subsidence and Unstable 

Land 

NO - - 

4.3 Flood Prone Land YES YES CONSISTENT 

4.4 Planning for Bushfire Protection YES NO - 

 

5. Regional Planning 

 

5.1 Implementation of Regional 

Strategies 

NO - - 

5.2 Sydney Drinking Water Catchment NO - - 

5.3 Farmland of State and Regional 

Significance on the SNW Far North 

Coast 

NO - - 

5.4 Commercial and Retail 

Development along the Pacific 

Highway, North Coast 

NO - - 

5.8 Second Sydney Airport: Badgerys 

Creek 

NO - - 

5.9 North West Rail Link Corridor 

Strategy 

YES YES CONSISTENT 

 



 

 

DIRECTION APPLICABLE RELEVANT? 

(YES/NO) 

(IF RELEVANT) 

INCONSISTENT/ 

CONSISTENT 

6. Local Plan Making 

 

6.1 Approval and Referral 

Requirements 

YES YES CONSISTENT 

6.2 Reserving Land for Public Purposes YES NO - 

6.3 Site Specific Provisions YES YES CONSISTENT 

 

7. Metropolitan Planning 

 

7.1 Implementation of the 

Metropolitan Plan for Sydney 2036 

YES YES CONSISTENT 

 

 
 



 

MINUTES of the duly convened Ordinary Meeting of The Hills Shire Council held 

in the Council Chambers on 9 December 2014 

 

 

This is Page 17 of the Minutes of the Ordinary Meeting of The Hills Shire Council 
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Industrial Precinct from IN2 Light Industrial to part B6 Enterprise Corridor, part 

R3 Medium Density Residential, part R2 Low Density Residential and part RE1 

Public Recreation.  The planning proposal would also rezone existing land 

adjacent to the future Box Hill Town Centre from B6 Enterprise Corridor to R1 

General Residential and remove ‘shop top housing’ as a permitted land use within 

the B6 zone 

 

2. Draft amendments to the Box Hill and Box Hill Industrial Development Control 

Plan to facilitate the proposal be prepared in relation to road layouts, setbacks 

and site coverage.  Draft amendments to the Development Control Plan be placed 

on public exhibition concurrently with the planning proposal. 

 

3. Draft amendments to Contributions Plan 15 – Box Hill Precinct be prepared to 

reflect the future residential population and employment yield of the precinct 

resulting from the proposal, increase the planned provision of open space and 

include one (1) new roundabout within the proposed new residential area road 

network.  Draft amendments to the Contributions Plan be placed on public 

exhibition concurrently with the planning proposal. 

 

Being a Planning Matter, the Mayor called for a Division to record the votes on this 

matter. 

 

VOTING FOR THE MOTION 

Clr A C Jefferies 

Clr Dr M R Byrne Adjunct Professor 

Clr P J Gangemi 

Clr R K Harty OAM 

Clr A N Haselden 

Clr Y D Keane 

Clr R A Preston 

Clr M G Thomas  

Clr R M Tracey 

 

VOTING AGAINST THE MOTION 

None 

 

ABSENT FROM THE ROOM 

Clr M O Taylor 

 

Councillor Keane, having previously declared a conflict of interest, left the meeting at 

8.02pm and took no part in the debate or voting on the following matter – Item 4. 

 

ITEM-4 PLANNING PROPOSAL 2-4 BURBANK PLACE 

BAULKHAM HILLS (8/2015/PLP)   
 

 

A MOTION WAS MOVED BY COUNCILLOR HASELDEN AND SECONDED BY COUNCILLOR 

HARTY OAM THAT the Recommendation contained in the report be adopted. 

 

THE MOTION WAS PUT AND CARRIED. 
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755 RESOLUTION 

A planning proposal be forwarded to the Department of Planning and Environment for a 

Gateway Determination to amend the floor space ratio map from 1:1 to 1.4:1 for 2–4 

Burbank Place, Baulkham Hills (Lot 4054 DP 1070487). 

 

Being a Planning Matter, the Mayor called for a Division to record the votes on this 

matter. 

 

VOTING FOR THE MOTION 

Clr A C Jefferies 

Clr Dr M R Byrne Adjunct Professor 

Clr R K Harty OAM 

Clr A N Haselden 

Clr Y D Keane 

Clr R A Preston 

Clr M G Thomas  

Clr R M Tracey 

 

VOTING AGAINST THE MOTION 

Clr P J Gangemi 

 

ABSENT FROM THE ROOM 

Clr M O Taylor 

 

ITEM-6 DRAFT PRECINCT PLAN FOR CASTLE HILL NORTH - 

RESIDENTIAL DEVELOPMENT (FP38)   
 

 

A MOTION WAS MOVED BY COUNCILLOR HASELDEN AND SECONDED BY COUNCILLOR 

DR BYRNE ADJUNCT PROFESSOR THAT the Recommendation contained in the report be 

adopted. 

 

THE MOTION WAS PUT AND CARRIED. 

756 RESOLUTION 

The draft Precinct Plan for the Castle Hill North Precinct be exhibited. 

 

Being a Planning Matter, the Mayor called for a Division to record the votes on this 

matter. 

 

VOTING FOR THE MOTION 

Clr A C Jefferies 

Clr Dr M R Byrne Adjunct Professor 

Clr P J Gangemi 

Clr R K Harty OAM 

Clr A N Haselden 

Clr Y D Keane 

Clr R A Preston 

Clr M G Thomas  

Clr R M Tracey 
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ITEM-4 PLANNING PROPOSAL 2-4 BURBANK PLACE 
BAULKHAM HILLS (8/2015/PLP) 

 

THEME: Balanced Urban Growth  

OUTCOME: 7 Responsible planning facilitates a desirable living 
environment and meets growth targets.  

STRATEGY: 
7.2 Manage new and existing development with a robust 
framework of policies, plans and processes that is in 
accordance with community needs and expectations.  

GROUP: STRATEGIC PLANNING 

AUTHOR: 
SENIOR TOWN PLANNER 

BRONWYN INGLIS 

RESPONSIBLE OFFICER: 
MANAGER FORWARD PLANNING 

STEWART SEALE 

 
EXECUTIVE SUMMARY 
This report recommends that a planning proposal be prepared and forwarded to the 
Department of Planning and Environment for a Gateway Determination to amend the 
floor space ratio map from 1:1 to 1.4:1 for 2–4 Burbank Place, Baulkham Hills. 
 
The proposed increase in the floor space ratio for this site will have no adverse impacts 
on adjoining sites and will allow the provision of additional office floor space in a location 
within walking distance of the future Norwest Rail Station. 
 
APPLICANT 
Capital Corporation Pty Ltd 
 
OWNERS 
GU Custodian Pty Limited 
 
THE HILLS LOCAL ENVIRONMENTAL PLAN 2012 
Zone: B7 Business Park &  

SP2 Infrastructure (Drainage) 
Minimum Lot Size: 8,000m2 for B7 zoned land & 

700m2 for SP2 Drainage land 
Maximum Height: RL116 
Maximum Floor Space Ratio: 1:1 
 
 
POLITICAL DONATIONS 
Nil disclosures 
 
REPORT 
The report examines the strategic context for land within the Norwest Business Park and 
the implications of amending the floor space ratio (FSR) on the site to facilitate 
alterations and additions to an existing commercial building. 
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The site is located on the corner of Burbank Place and Solent Circuit in the Norwest 
Business Park. 
 
The irregular shaped site has an area of 1.389 hectares and is in the vicinity of Hillsong 
Church and existing commercial buildings.  Low and medium density residential 
dwellings are located to the north, north east and west of the adjoining lake (Figure 1). 
 

 
Figure 1 

Subject Site 
 
The commercial buildings on the site were approved in June 2004 with a combined floor 
area of 13,890m2 and a floor space ratio of 1:1.  In April 2010 an additional 375m2 of 
floor space was approved for the site.  Following this, in November 2013 consent was 
granted for an additional 1,918m2 of floor area to achieve an approved building area of 
16,183m2 on the site.  Works associated with this Development Approval have not yet 
commenced. 
 
PLANNING PROPOSAL 
The applicant is seeking to increase the total building area by a further 1,237m2.  This 
will result in a total floor area of 17,420m2 which equates to a 25.4% increase in floor 
space over the initial June 2004 approval. 
 
The subject site is zoned B7 Business Park and SP2 Infrastructure (Drainage) (Figure 2).  
When the existing buildings on the site were approved in 2004, the floor space ratio for 
the business park was governed by Development Control Plan No.31 – Norwest which 
permitted the FSR to be calculated using the entire site area of 1.389 hectares.  Since 
this time, Local Environmental Plan 2012 has introduced a new method of calculating 
floor space ratios which excludes land on which the proposed development is prohibited.  
For this site, only the component of B7 Business Park zoned land (1.237 hectares) can 
be used to calculate the floor space ratio.  Therefore, to facilitate the provision of the 
additional 1,237m2 of floor space, a floor space ratio of 1.4:1 is required for the site. 
 

R3 Medium Density 
Residential 

R4 High Density Residential 

Hillsong 
Church 

Subject 
Site 

Norwest Marketown 

Building to be extended 

R2 Low Density 
Residential 
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Figure 2 

Zoning Map 
 
A concept plan of the proposed expansion is shown in Figure 3 below. 
 

 
Figure 3 

Concept Plan - South Elevation 
 
Should the existing approval and the area subject to this planning proposal be 
constructed, the provision of parking spaces would be compliant with Council’s parking 
controls. 
 
STRATEGIC CONTEXT 
The Norwest Business Park is identified as a Specialised Centre in the Metropolitan Plan 
for Sydney 2036.  The Draft North West Subregional Strategy set a target of providing 
an additional 25,000 jobs within the Norwest Business Park between 2001 and 2031.  
The Structure Plan for the Norwest Rail Station identifies the subject site as ‘business 
park’ land and a ‘short term opportunity site’. 
 
The Structure Plan recognises the need for land to the west of the rail station to respond 
to the growing market demand for large floor plate commercial spaces and to encourage 
the growth of Norwest as a Specialised Centre.  It seeks to reinforce Norwest as the 
largest employment centre for Sydney’s North West. 
 

Proposed office expansion 

Subject Site 
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The subject site is located approximately 500 metres from the future Norwest Rail 
Station and is well-positioned to cater for additional high quality office floor space.  The 
proposal will provide an opportunity to accommodate employment growth in a location 
that is close to transport and services, which is a goal of State Government planning 
policies and Council’s Employment Lands Direction.  The proposal is consistent with 
Ministerial Section 117 Directions. 
 
Traffic Generation 
Consideration has been given to the traffic impacts associated with the subject planning 
proposal as well as the broader traffic situation in the Norwest Business Park. 
 

(a) Traffic generation associated with the subject planning proposal 
 
The original approval for 13,890m2 of floor space would have typically generated around 
222 AM peak hour trips and 167 PM peak hour trips.  The existing approved floor space 
of 16,183m2 will generate 259 vehicle trips in the AM peak and 194 in the PM peak.  The 
proposed additional 1,237m2 of floor space (to create a total of 17,420m2 of floor area 
on the site) is expected to generate an extra 20 vehicle trips in the AM peak and an 
extra 15 trips in the PM peak above what has already been approved for the site.  The 
proposal will have negligible impact on the operational efficiency of the surrounding road 
network. 
 
Future works are planned to signalise the intersection of Solent Circuit/Norwest 
Boulevarde/Reston Grange which will have sufficient capacity to cater for any additional 
traffic associated with the subject planning proposal.  Also, anticipated bus priority lanes 
on Norwest Boulevarde and the arrival of the North West Rail Line will encourage 
employees to use public transport for their journey to work and should reduce traffic 
generation throughout the business park. 
 
It is anticipated that the development of this site, as proposed, will contribute 
approximately $30,000 (Section 94A Plan) towards local infrastructure.  The local 
infrastructure items in the vicinity of the site include replacing the existing roundabout at 
Norwest Boulevarde (a State Road) and Lexington Drive with a signalised intersection. 
 

(b) Broader context - Norwest Business Park 
 
In 2003 Council commissioned Gennaoui Consulting Pty Ltd to estimate the likely traffic 
generation of existing, approved and potential developments within the Norwest 
Business Park and to identify where short, medium and long term works to improve 
performance and efficiency could be carried out.  The Study included analysis of traffic 
improvements that would be required to allow the total number of employees to increase 
to approximately 45,000.  To accommodate this level of employment, the following three 
main upgrade priorities were identified to address traffic congestion within the Business 
Park: 
 

• Priority 1: Provide traffic signals at the intersection of Lexington Drive/Norwest 
Boulevarde.  These works will make a significant contribution to addressing traffic 
delays throughout the Business Park.  Roads and Maritime Services are currently 
undertaking planning for this upgrade. 

• Priority 2: Provide traffic signals at the intersection of Norwest Boulevarde and 
Brookhollow Avenue (opposite Norwest Marketown).  Works will be undertaken as 
part of the Norwest Rail Station construction.  It is anticipated that upgrade works 
will commence within the next three years. 

• Priority 3: Provide traffic signals at the intersection of Solent Circuit/Norwest 
Boulevarde/Reston Grange.  This upgrade is anticipated to commence in 
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approximately 2018/2019.  These upgrade works will cater for the additional 
traffic generation associated with the subject planning proposal at Burbank Place. 

 
Some of the works identified by Gennaoui Consulting have been implemented, such as 
the triple right turn out of Norwest Boulevarde into Windsor Road and the soon to be 
constructed traffic signals at the western intersection of Solent Circuit and Norwest 
Boulevarde.  Longer term improvements include replacing all the roundabouts along 
Norwest Boulevarde with traffic signals. 
 
The proposed increase in floor space ratio for the site will not adversely impact on the 
amenity of nearby residential dwellings or on adjoining commercial developments.  The 
site is well landscaped and the new works will be in keeping with the surrounding 
business park development.  The additional floor space will not significantly alter the 
existing bulk and scale of the building and its appearance will be compatible with the 
built form of nearby commercial buildings. 
 
NEXT STEPS 
Should Council resolve to support the planning proposal it will be forwarded to the 
Department of Planning and Environment for a Gateway Determination.  The proposal 
will then be publicly exhibited before it is reported back to Council. 
 
IMPACTS 
Financial 
This matter has no direct financial impact upon Council’s adopted budget or forward 
estimates. 
 
The Hills Future - Community Strategic Plan 
The proposal is consistent with the vision and objectives of The Hills Future – Community 
Strategic Plan as it provides an opportunity for businesses to grow and meet the needs 
of a modern local economy in a location that will have good access to the future North 
West Rail Line. 
 
RECOMMENDATION 
A planning proposal be forwarded to the Department of Planning and Environment for a 
Gateway Determination to amend the floor space ratio map from 1:1 to 1.4:1 for 2–4 
Burbank Place, Baulkham Hills (Lot 4054 DP 1070487). 
 
ATTACHMENTS 
Nil 
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COMMERCIAL IN CONFIDENCE 

All intellectual property rights, including copyright, in designs developed and documents created Brown 

Consulting NSW Pty Ltd remain the property of this company.  Any use made of such design or document 

without the prior written approval of Brown Consulting NSW Pty Ltd will constitute an infringement of the 

rights of the company which reserves all legal rights and remedies in respect of any such infringement. 

The information, including any intellectual property, contained in this proposal is confidential and proprietary 

to the Company.  It may only be used by the person to whom it is provided for the stated purpose for which it 

is provided and must not be imparted to any third person without the prior written approval of the Company.  

The Company reserves all legal rights and remedies in relation to any infringement of its rights in respect of its 

confidential information. 

 

© 

 

 

Brown Consulting (NSW) Pty Ltd 

Level 2 Burbank Place, Baulkham Hills Place, Norwest Business Park 

PO Box 8300 

Baulkham Hills NSW 2153 

 

Ph:  (02) 8808 5000 
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1. Introduction 

1.1 Project Summary 

Brown Consulting have been engaged by Capital Corporation to prepare an assessment of the traffic and 

parking related considerations associated with the proposed additions and alterations to 4 Burbank Place, 

Baulkham Hills. The site location is illustrated in Figure 1. 

 

Figure-1: Site Location (source Google Maps)

 
 

 

 

 

 

 

Site location 
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1.2 Purpose of this Report 

This report presents a Traffic and Parking Assessment of the proposed development. The scope of the assessment 

includes: 

 

 A description of the proposal 

 A description of the road network serving the development property 

 Determination of the traffic activity associated with the proposal and any associated impacts upon the 

surrounding road network 

 Assessment of the proposed parking provision, according to Council’s planning control requirements; and 

 Compliance review of proposed car parking areas 

 

The Report is set out as follows: 

 

 Chapter 2 provides a summary of the proposed development 

 Chapter 3 describes existing conditions 

 Chapter 4 provides a summary of the findings of the data assessment 

 Chapter 5 presents a summary and report recommendations 
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2. Development Proposal 

2.1 Norwest Business Park 

The proposed site is located at 4 Burbank Place in Norwest Business Park, Baulkham Hills, within The Hills Shire 

LGA. The Norwest business park website, (http://www.norwestbusinesspark.com.au/), provide the following 

information: 

 

‘Norwest Business Park is a thriving business community strategically located with direct access to 

Sydney’s orbital motorway system providing easy access to the CBD, airport and Sydney’s 

manufacturing and distribution heartland. 

The Business Park has grown to accommodate over 20,000 employees with expansion expected to 

increase capacity to over 35,000 employees. 

This growth needed more infrastructure to accommodate the increase in people and there are 3 

infrastructure projects currently underway to help service the area. These include the North-West 

Rail line (with two stations in Norwest - one at Norwest Boulevard/ Brookhollow Avenue, the other 

at Old Windsor Road/Celebration Drive), the upgrade of the Windsor Road entry to Norwest and 

the M2 upgrade. 

The Business Park has a wide range of space available accommodating companies such as 

Woolworths, Resmed, Braun, Inchcape (Subaru) and Capital Finance and also a plethora of small 

and medium businesses. It is also home to the new Hills Private Hospital. The Hills Shire has the 

highest proportion of businesses between 3-4 people and this is reflected by the amount of quality 

office space available between 50–150m2.’ 

The park is located between Windsor Road to the east and Old Windsor Road to the west, while Norwest 

Boulevard serves as its main vehicular access. 

 

2.2 Existing Development Site and DA 1107/ 2013 

The site is located on the northern side of Burbank Place and is comprised of four levels, with a total floor area 

of 3,720m2. This area is comprised mainly of offices, as well as a café on the ground floor. The car parks are 

shared between the building and 2 Burbank Place, with a total of 558 spaces and operate at ground level and 

two basement levels.  

 

At present, the two buildings have a total of 13,890 m2. The approved DA 1107/ 2013 provides a total of 16,183 

m2 and 650 parking spaces. Sub-section 2.3 provides more detail about the development proposal. 

 

http://www.norwestbusinesspark.com.au/
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The ground level car parking area is accessed by two driveways at its frontage on Burbank Place. The basement 

car parks are accessed through a controlled driveway located at the cul-de-sac located on the western side of 

Burbank Place. A visitor parking is located on the ground level and supplies 49 spaces. Figure 2 illustrates in more 

detail the location of the site and its associated accesses. 

 

 

Figure-2: 4 Burbank Place, Baulkham Hills 

 
(Source Google Maps) 

 

2.3 Development Proposal 

The total area of existing building is 3,720m2 

Following the proposed additions of 1,237m2, the site would comprise of 4,957m2 GFA. 

 

The car park has been redesigned to provide an additional 12 parking spaces (for in each car park level) to cater 

for the proposed additions. No changes are proposed to the operation of access to the car parks, both in terms 

of geometry or operation. Table 1 and 2 provide the detailed GFA and parking spaces for existing situation, DA 

1107/ 2013 and the proposal. 

 

Site location 

Access to 

basement 

Access to 

ground level 



 

 

 

 

 

Page | 5 X14031 – 4 Burbank Place  - Parking and Traffic Report|  Capital Corporation  Page | 5 

Table-1: Area & Parking Schedule 

Area Cars Area Cars Area Cars

Land Use (m2) (number) (m2) (number) (m2) (number)

Commercial Building A 2739 110 2739 110 2739 110

Building A Level 1 Mezzanine 810 33 810 33 810 33

Commercial Building B (including 

Existing Level 7 Commercial Area)
9232 370 9232 370 9232 370

Building B Level 1 Mezzanine 938 38 938 38 938 38

Level 1 Exansion - Burbank - - 532 21 532 21

Level 7 Exansion - Burbank - - 1761 70 1761 70

4 Burbank expansion - - - - 1237 49

Café 171 7 171 7 171 7

Total 13890 558 16183 649 17420 698

FSR 1:1 1.166:1 1.254:1

Total Spaces currently provided 687

Additional spaces required 12

Currently Constructed 4 Burbank ExtensionsApproved DA 1107/2013

 

 

Table-2: Schedule of Expansion 

Area

4 Burbank Expansion Schedule (m2)

Level 1 235

Level 2 334

Level 3 334

Level 4 334

Total Expansion 1237  

 

 

Details of the proposed changes prepared by Tim Farrell Architects are provided in Appendix A. 
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3. Existing Traffic and Transport Conditions 

3.1 Road Network 

3.1.1 Classification Criteria 

It is usual to classify roads according to a road hierarchy in order to determine their functional role within the 

road network.  Changes to traffic flows on the roads can then be assessed within the context of the road 

hierarchy.  Roads are classified according to the role they fulfil and the volume of traffic they should appropriately 

carry.  The RTA has set down the following guidelines for the functional classification of roads. 

 

 Arterial Road – typically a main road carrying over 15,000 vehicles per day and fulfilling a role as a major 

inter-regional link (over 1,500 vehicles per hour) 

 Sub-arterial Road – defined as secondary inter-regional links, typically carrying volumes between 5,000 and 

20,000 vehicles per day (500 to 2,000 vehicles per hour) 

 Collector Road – provides a link between local roads and regional roads, typically carrying between 2,000 

and 10,000 vehicles per day (250 to 1,000 vehicles per hour).  At volumes greater than 5,000 vehicles per 

day, residential amenity begins to decline noticeably 

 Local Road – provides access to individual allotments, carrying low volumes, typically less than 2,000 vehicles 

per day (250 vehicles per hour) 

 

3.1.2 Existing Road Network 

The existing road network in the vicinity of the proposed development is described as follows and is illustrated 

in Figure 3: 

 

 Windsor Road: is a north-south aligned four-lane mostly non-divided State Road, connecting Parramatta and 

Beaumont Hills. It feeds Norwest Boulevard from east. It has a posted speed of 60-70 km/h 

 Old Windsor Road: is a north-south aligned four-lane, divided State Road, connecting Constitution Hill and 

Windsor Road. It represents one of the mains feeders into Norwest Boulevard, from west, after its 

intersection with M7 motorway. It has a posted speed of 80 km/h 

 Norwest Boulevard: is an east-west aligned four-lane, divided sub-arterial road, connecting Windsor Road 

and Old Windsor Road. It has a posted speed of 70 km/h. Along its length between Old Windsor Road and 

Windsor Road, all intersections are controlled by roundabouts 

 Solent Circuit: is a divided two-lane collector road and represent the only access to the site. Parking is not 

restricted on its both sides along the kerbs 

 Burbank Place: it consists of a two-lane non-divided local cul-de-sac road. Access to the site is made at the 

end of the cul-de-sac. Parking is unrestricted on its both sides 
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Figure-3: Existing Road Network 

 
(Source: RMS Road Hierarchy Review) 

 

3.2 Existing Traffic Conditions 

The existing road network was designed to cater for the future growth associated with the Norwest Business 

Park. As described in Subsection 2.1, the Business Park is expected to accommodate over 35 thousand 

employees. The proposal is within the proposed development of the business park. The road network operates 

within its projected capacity. 

 

3.3 Existing Parking Conditions 

2 and 4 Burbank Place share the car parks, which operate at ground level and two basement levels, with a total 

of 558 spaces to satisfy the existing development, while DA 1107/ 2013 requires 649 spaces to satisfy the number 

of spaces under this consent. The ground level car parking area is accessed by two driveways at its frontage on 

Burbank Place. The basement car parks are accessed through a controlled driveway located at the cul-de-sac 

located on the western side of Burbank Place. A visitor parking is located on the ground level and supplies 49 

spaces. 
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3.4 Public Transport 

Bus services are available in the area, serviced by Hillsbus. The supply of buses is provided in the following 

subsection. 

 

3.4.1 Buses 

The supply of buses by Hillsbus is illustrated in Figure 4. Bus stops are provided along Norwest Boulevard and 

operate satisfactorily. 

 

Figure-4: Bus Route Map 

 
(Source: Hillsbus website) 
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The following bus routes service the business park and stop along Norwest Boulevard: 

 

 618 – services between Sydney CBD and Norwest Business Park 

 628 – services between Macquarie Park and Norwest Business Park, via Windsor Road, Baulkham Hills and 

M2 

 715 – services between Castle Hill and Seven Hill, via Norwest Business Park and Old Windsor Road 

 745 – services between Castle Hill and St Marys, via Norwest Business Park and Stanhope Gardens 

 T62 – services between Castle Hill and Parramatta, via Norwest Business Park, Bella Vista, Tuckwell Road and 

North-West T-way 

 T64 – services between Rouse Hill and Parramatta, via Norwest Business Park 

 613X – services between Bella Vista and City, via Norwest Boulevard and M2 

 T70  - services between Blacktown and Glenwood, via Norwest Boulevard, Bella Vista and Castle Hill 

 

3.4.2 Norwest Train Station 

Construction of the North-West Rail Link has begun. Two stations will directly service Norwest Business Park, 

namely: 

Norwest Station, located at the corner of Norwest Boulevard and Brookhollow Avenue. 

According to the North-West Rail Link’s website (http://nwrail.transport.nsw.gov.au/The-

Project/Stations/Norwest): 

‘… the station will be located in the heart of the Norwest Business Park, serving one of Sydney’s 

biggest employment precincts. It will also serve a large area of recent residential development to 

the south of the station. The business park has seen strong growth and has significant opportunity 

for further employment and residential expansion in the future.’ 

 

Bella Vista Station, located on the western edge of the Norwest Business Park, off-Celebration Drive and east 

of Old Windsor Road, serving the business park as well as well as local residential areas of Bella Vista. 

The future supply of public transportation will certainly reduce the use of private cars within the surrounding 

area. Both stations are slated to open close to 2020. The locations of the two stations are provided in Figure 5. 

 

http://nwrail.transport.nsw.gov.au/The-Project/Stations/Norwest
http://nwrail.transport.nsw.gov.au/The-Project/Stations/Norwest
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Figure-5: North-West Link Rail Overview  

 
(Source North-West Rail Link website) 
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4. Development Traffic and Parking Assessment 

4.1 Traffic Generation 

The RMS Guide to Traffic Generating Developments is in the process of being further revised. Over the past few 

years a number of surveys has been undertaken to update trip generation and parking information as part of the 

Guide. The traffic generation of the proposed development has been established with reference to the current 

Guide and to these updated surveys, May 2013. 

 

4.2 Land Uses 

The development comprises of a four-level building, with a proposed total addition of 1,237m2 and a final GFA 

of 4,957m2. 

The updated surveys undertaken by RMS (page 2 of the TDT 2013/ 04a RMS Guide to Traffic Generating 

Developments – updated traffic surveys, August 2013 - “Business parks and industrial estates”) indicate the 

following rates: 

 

 

Table-3: Applicable Trip Generation Rates 

Weekday Rates Average Range Average Range

AM peak (1 hour) vehicle trips/ 100m2 of GFA 0.52 0.15-1.31 0.70 0.32-1.20

PM peak (1 hour) vehicle trips/ 100m2 of GFA 0.56 0.16-1.50 0.78 0.39-1.30

Daily total vehicle trips 4.60 1.89-10.47 7.83 3.78-11.99

Sydney Regional

 

 

 

The upper limit of the trip generation Sydney range has been adopted. It is also assumed that the in/ out split 

during the morning and evening peak periods is 80% in/ 20% out and 20% in/ 80% out respectively. 

Adopting these rates and in/ out splits will equate the following trip generation estimate: 

 

 

Table-4: Projected Additional Peak Hour Trip Generation (vph) 

GFA m2

AM Peak 1.31 16.21 13 3

PM Peak 1.50 18.56 4 15

Peak 

Period 

Trips /100m2 

GFA

1,237

Total Trips Trips In Trips Out
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Table 5 shows that the anticipated trip generation during peak hours is minimal and can be easily accommodated 

into the road network. As such, the proposed development is not anticipated to have any significant adverse 

traffic impact on the surrounding road network. 

 

4.3 Car Parking Requirements 

The minimum on-site parking supply requirements as stipulated in The Hills Shire’s DCP 2012 Part C Section 1 

Table 1 include: 

 

 Commercial premises (including business premises, office premises): 1 space/ 25 m2 GFA. 

The proposed additional GFA of 1,237 m2 will therefore require an additional 50 spaces. 

 

The site currently accommodates a parking provision of 687 car parking spaces including visitor parking. The 

approved DA 1107/ 2013 GFA of both buildings (2 and 4 Burbank Place) is 16,183m2, with a requirement of 649 

car spaces. As such, the site currently consists of an excess parking supply of 38 spaces. 

 

The parking supply and requirement can be identified as follows: 

 

 Required parking to satisfy existing development pre DA 1107/ 2013: 558 spaces 

 Required parking to satisfy approved DA 1107/ 2013 supply: 649 spaces 

 Total number of existing spaces: 687 spaces 

 Required supply (post-development): 699 (649 + 50) spaces 

 Proposed supply (post-development): 699 (687 + 12) spaces 

 

The proposed parking supply is sufficient to meet the minimum requirement as stipulated in Council’s DCP. 

 

4.4 Parking Access and Car Park Design  

No changes are proposed to access to the car parks, as discussed in previous sections. The only proposed change 

is the addition of 12 car spaces. Appendix B provide the plan where additional spaces are supplied in the 

Basement.  

 

Servicing will continue to be conducted as at present. The existing Parking Management Plan will continue to 

guide to manage the available parking spaces in the site, including the general visitor spaces located on the 

ground floor.  
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5. Findings and Recommendations 

The likely traffic and parking impacts of the proposed additions to 4 Burbank Place, Baulkham Hills has been 

assessed. 

 

 Additional traffic volumes to and from the site will be minimal and will be easily accommodated onto the 

road network 

 No work will be required to mitigate against any adverse traffic impacts 

 No changes are proposed to access to the site 

 The proposed parking supply of 699 spaces at site is adequate to meet the minimum requirement stipulated 

in The Hills Shire’ DCP (2012) 

 

It is therefore recommended that the proposed additions to the building at 4 Burbank Place, Baulkham Hills 

supported in terms of traffic impact and parking supply. 

 

Brown Consulting 
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Appendix A Architectural Plans 
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Appendix B: Proposed additional car spaces 
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