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Castle Hill is one of the major centres within the North West Sub-Region 
of Sydney and provides employment, services and entertainment facilities 
for	a	significant	population.	 	The	construction	of	 the	North	West	Rail	Link	
creates an opportunity to provide housing to take advantage of the new high 
frequency transport and allow people to live in close proximity to jobs and 
services.

This	 document	 identifies	 the	 context	 and	 rationale	 for	 future	 residential	
development in the Castle Hill North Precinct, which is strategically located 
adjacent to the Castle Hill Centre, existing bus interchange and future 
railway	station.		It	provides	an	overview	of	the	Precinct,	exploring	the	existing	
built and natural environment, opportunities and constraints that exist and 
recommends future development outcomes that will result in changes to 
development controls.

The Plan responds to the introduction of the North West Rail Link Corridor 
Strategy and Local and State Government planning policies that seek to 
accommodate population growth close to jobs, transport and services. 
 
There is expected to be strong demand for apartment and townhouse living 
in Castle Hill and a need to supply a greater housing mix as the population 
increases and housing needs change.  A variety of housing types is important 
as is the assurance of development outcomes that complement the existing 
area and contribute to the quality of life enjoyed by future residents. The 
vision is for Castle Hill to evolve into a vibrant and attractive destination for 
people to live, work and play.  

The topography of the area provides a number of opportunities.   Taller 
buildings can be located near the core of the centre where there is the 
benefit	 of	 potential	 views	 and	 proximity	 to	 shops,	 dining,	 entertainment,	
trains and buses.   Where taller buildings are proposed they will also clearly 
distinguish Castle Hill as the major centre for the Shire.  To this end the 
Structure	Plan	envisages	development	 of	 20	 storeys	on	a	 key	 site	 at	 the	
junction of Garthowen Crescent, McMullen Avenue and Old Castle Hill Road 
in addition to the Pennant Street Target Site.  

Generally	 apartment	 developments	 of	 12	 storeys	 are	 identified	 within	 a	
400m	walking	catchment	from	the	centre	of	the	town	and	future	train	station.		
However a site at the junction of Larool Crescent, Carramarr Road and 
Castle Street has potential for 18 storey apartments given it is lower lying 
land with easy access to the Centre.  Beyond this distance opportunities are 
identified	for	8	storeys	apartments	and	3	storey	townhouses.	

The Precinct Plan provides the opportunity to gain community and 
stakeholder input on future development outcomes.  The next step will be to 
refine	outcomes	and	amend	Councils	planning	framework	including	changes	
to	zones	and	development	controls.		In	addition	to	allowing	for	new	heights,	
such changes will seek to achieve a connected road and pedestrian network, 
high quality architectural style, attractive streets and public areas and spaces 
within developments that add to resident’s quality of life. 

1.	EXECUTIVE	SUMMARY
Structure Plan Typology
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2.	INTRODUCTION
2.1	OBJECTIVE	OF	PRECINCT	PLAN

The objective of this Precinct Plan is to determine the capacity of the Castle 
Hill North Precinct to accommodate increased residential density, given the 
strategic location close to jobs, transport and services.  The need for the 
review	was	 identified	 in	 the	Residential	 Direction	 component	 of	Council’s	
Local Strategy, which recognised the opportunities to accommodate higher 
density to the north and south east of the Major Centre of Castle Hill and 
responds to the North West Rail Link Corridor Strategy.

2.2	METHODOLOGY

A	 review	 of	 factors	 that	 are	 likely	 to	 influence	 the	 achievement	 of	 higher	
density development has been undertaken. The key assessments include:

 Review of Strategic Framework:
 A range of Local and State plans and strategies have been  
 reviewed to understand the wider policy context that guides and   
 informs change at the Precinct level.

 Demographic Analysis: 
A review of housing demand including the drivers and scale of 
demand in Castle Hill has been undertaken to determine the expected 
demographic	 profile	 as	density	 increases	within	 the	Precinct.	This	
includes an assessment of the adequacy of existing supply and the 
existing planning framework to cater for predicted household and 
development types. 

 Built and Natural Environment Anaylsis
Consideration has been given to the natural environment including 
topography, vegetation, and surface water management and how 
such factors will impact future higher density development outcomes.

The existing physical environment has also been examined including 
the road network, public transport and pedestrian/cycle links and 
open	space	provision	to	understand	how	these	factors	influence	the	
achievement of higher density outcomes.

	 Local	Infrastructure	Provision
A preliminary assessment has been made of the expected 
demographic	profile	and	the	impacts	on	existing	social	infrastructure	
such as schools, community facilities and local services.



Castle Hill 
Major Centre

Features of a Major Centre:

•	 Transport Interchange;

•	 Taller commercial built form i.e. 8 or more 
storeys ;

•	 Higher order retail and destination shopping;
 
•	 Higher density and a variety of housing;

•	 Community services and facilities including 
Police	 Station,	 Government	 offices,	 Council	
Chambers or a major library; and

•	 Strong pedestrian activity day and night; and 

•	 Entertainment including restaurants, cinemas. 

Role of a Major Centre:

Major shopping and business centre servicing immediate 
sub-regional residential population, usually with a 
full	 scale	 shopping	 mall,	 taller	 office	 and	 residential	
buildings,	central	community	facilities	and	a	significant	
number of jobs.

2.3	CASTLE	HILL	MAJOR	CENTRE

The Precinct is located within the suburb of Castle Hill which 
is	 approximately	 30km	 northwest	 of	 the	 Sydney	 CBD	 and	
10km	from	Parramatta.		Since	the	early	1990s,	the	population	
of Castle Hill has continually increased as a result of new 
dwellings,	 particularly	 medium	 and	 high	 density	 (profile.id,	
2014).	 	The	Draft	Metropolitan	Strategy	 for	Sydney	and	 the	
North	West	Sub-Regional	Strategy	identifies	Castle	Hill	as	a	
‘Major Centre’ within the North West Sub-Region.

Castle Hill plays an important retail and commercial role 
for	 the	Hills	Shire	and	greater	 region.	 	 	 It	 also	 supports	 the	
social needs of the surrounding local community through the 
provision of community facilities, services and leisure facilities 
and spaces.  The introduction of Castle Hill Train Station is 
expected to increase demand for housing close to the centre. 
It	will	provide	opportunity	for	existing	and	new	residents	to	live	
in a location that provides good public transport links and a 
variety of local services.  
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3.	STRATEGIC	FRAMEWORK

The Hills Shire Residential Direction (2008)

Draft North West Subregional Strategy

The	 draft	 Sub-Regional	 Strategy	 (2007)	 set	 a	 target	
for	 an	 extra	 36,000	 dwellings	 and	 47,000	 jobs	 for	 the	
Shire	by	2031.	In	relation	to	this	Precinct	3,000	jobs	are	
anticipated for Castle Hill Major Centre, reinforcing its role 
as a strategic centre within the sub-region.  The Precinct 
Plan investigates opportunities for housing growth in 
Castle Hill and recognises its continuing role as a Major 
Centre, employment location and a hub well serviced by 
public transport.

Local Strategy

Residential Direction

The	 2008	 Residential	 Direction	 identified	 that	 the	majority	
of sites zoned and suitable for apartments, surrounding the 
Castle Hill Major Centre, have already been developed or 
have had consent granted illustrating the high uptake of the 
opportunity for this form of residential development.  The 
Direction provided an indication of the areas in Castle Hill that 
could be considered for increased residential development 
opportunities based on improved public transport accessibility 
and proximity to a major centre. 

Employment Lands Direction

The	 Employment	 Lands	 Direction	 demonstrates	 sufficient	
capacity to accommodate the Sub-regional Strategy target 
of	47,000	additional	jobs	for	the	Shire	with	capacity	for	well	
over	55,000	additional	jobs	to	2031.		The	Direction	identifies	
Castle Hill major centre as one of the areas with potential for 
employment	growth	 in	 the	order	of	3000	 jobs,	exclusive	of	
opportunities	identified	as	part	of	the			North	West	Rail	Link	
Corridor Strategy.  Future high density housing development 
and the rail delivery will support the viability and growth of 
strategic employment lands.

Integrated Transport Direction
 
Council’s	Integrated	Transport	Direction	provides	an	overall	
strategic context for the planning and management of 
transport within the Shire.  

Future residential development within the Precinct will play 
a	significant	 role	 in	supporting	and	encouraging	 the	use	of	
the Castle Hill Railway Station as it will provide a resident 
population within close proximity to high frequency public 
transport services.

Vision for Sydney 2031, Draft Metrpolitian Strategy (2013)

North West Rail Corridor Strategy

The Corridor Strategy seeks to strengthen Castle 
Hill’s status as the Major Centre for the North West, 
through the emergence of a prominent retail centre and 
commercial core that will contribute to more jobs and 
opportunities for residents to work close to home.  There 
is also a focus on opportunities to increase residential 
densities within walking distance of the station.  A key 
goal is to introduce a variety of housing types and 
appropriate housing for all members of the community. 

The Metropolitan Plan encourages the provision of 
additional living opportunities within an area which 
currently has a high level of public transport and local 
services. The plan also focuses on growing and supporting 
activities in established Major Centres. Additionally, the 
plan encourages	 to	 locate	 at	 least	 70%	 of	 new	 homes	
within	existing	suburbs	and	80%	of	all	new	homes	within	
the walking catchment of existing and planned centres of 
all sizes with good public transport.

Draft Metropolitan Strategy for Sydney 2031 
 
The Strategy projects that 1.3 million more people will 
be	 living	 in	 Sydney	 by	 2031,	 requiring	 the	 delivery	 of	
545,000	homes	and	625,000	jobs	across	the metropolitan 
area.		It	seeks	to	align	economic	and	housing	growth	and	
emphasises the importance of the North West Rail Link 
as	well	 as	 the	creation	of	 liveable	 centres.	 	 It	maintains	
the	 policy	 of	 80%	 of	 new	 housing	 being	 within	 walking	
distance of centres that have good public transport. 

Summary of Strategic Framework:

•	 Sydney’s population growth 
is expected to grow by over 1 
million people over the next 20 
years; 

•	 A	key	focus	is	to	make	efficient	
use of facilities in urban areas. 
Strategically locating high and 
medium density in centres with 
access to services, community 
facilities and public transport; 

•	 There is a emphasis on 
walkable communities where 
residents pass local services in 
their daily routine; 

•	 A key goal is to provide new 
and diverse housing choice; 

•	 A focus on commercial growth 
that will facilitate provision of 
jobs closer to home; and 

•	 The role of Castle Hill as a 
Major Centre will be enhanced 
by population and job growth. 

3.1 STATE AND LOCAL PLANS

Metropolitan Plan for Sydney 2036



In	 2011,	 the	 State	 Government	 committed	 to	 the	
construction of the North West Rail Link which is set to be 
Australia’s largest public transport infrastructure project 
with	a	completion	date	at	the	end	of	2019.		It	is	projected	
to have trains running every 4 minutes or at least 15 per 
hour.  The total project cost will be $8.3 billion making it a 
priority project for the NSW Government.

As part of the on-going work in delivering the rail the 
Department of Planning undertook a strategic review of 
development around each of the future rail stations and 
released the North West Rail Link Corridor Strategy in 
September	2013.

The Corridor Strategy anticipates that under current 
planning controls capacity for future growth within Castle 
Hill	 is	in	the	order	of	an	additional	2,200	jobs	and	1,000	
dwellings.	 	 It	 states	 that	 the	 existing	 planning	 controls	
require some amendments to reinforce the delivery of 
such	 a	 significant	 investment	 in	 infrastructure	 and	 to	
promote the growth of Castle Hill as a Major Centre.

The Vision articulated for Castle Hill in the Corridor 
Strategy is for a vibrant and active centre comprising 
offices,	retailing,	community	facilities,	recreation,	cultural,	
education	 and	 housing	 to	 serve	 the	 500,000	 people	 of	
the	North	West	by	2036.	The	associated	Structure	Plan	
for Castle Hill Station provides a framework to guide 
the	 future	 planning	 within	 the	 Castle	 Hill	 precinct.	 	 It	
identifies	a	commercial	core	for	Castle	Hill	with	potential	
for	 residential	 apartments	 of	 between	 7	 to	 20	 storeys	
surrounding the commercial/retail core and potential for 
3-6	 storey	 apartments	 within	 a	 ten	 minute	 walk	 of	 the	
future station.  The Structure Plan projects growth in 
Castle	Hill	of	4,400	additional	dwellings	and	an	additional	
9,500	jobs	by	2036.

3.2	NORTH	WEST	RAIL	LINK

North West Rail Link Alignment Map, Transport for NSW (2014)
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Structure Plan for the Castle Hill Study Area, Castle Hill Structure Plan (2013)

Indicative station access and entry, Transport for NSW (2013)

NWRL STRATEGY FOR CASTLE HILL

•	 4,400 additional dwellings; 

•	 9,500 extra jobs; 

•	 7-20 storey apartments close to the centre; 

•	 3-6 storey apartments moving away from the retail core; 

•	 2 storey town houses beyond; and 

•	 The role of Castle Hill as a Major Centre will be enhanced by population and job growth. 

Projected Residential Growth in Castle Hill, Castle Hill Structure Plan (2013)

Projected Employment Growth in Castle Hill, Castle Hill Structure Plan (2013)



Envisaged Low/Medium Townhouse Density (2 storeys)

Envisaged Medium Density Apartment Living (3-6 storeys)

Envisaged High Density Apartment Living(7-20 storeys)

The Structure Plan envisaged town houses and single detached dwellings in areas surrounding 
Barrawarn Place, Bimbil Place, Coonardoo Place and sites that are further out of the Precinct 
Plan boundary.  This type of housing was aimed to act as a transition into the lower residential 
areas of the suburb.

Locations for medium density were based on objectives to place a variety of housing types with 
close proximity to Castle Hill Station. It was anticipated that the Precinct could accommodate 
multi-dwelling housing in sites where there was a high level of amenity. This density consisted 
of 3-6 storey apartment buildings. 

The	Castle	Hill	Structure	Plan	identified	that	areas	with	direct	access	to	Castle	Hill	Station	
should be encouraged to provide increased residential density. It was envisaged that these 
locations should also be in areas that provide high amenity for residents. The high density 
vision included 7-20 storey apartments.
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3.3	EXISTING	DEMOGRAPHIC	PROFILE

Demographic analysis can give a guide to how the population mix will 
change as density increases within the Precinct.  This can also guide how 
the Precinct needs to develop in order to capitalise on the transition of 
Castle Hill as a major transport hub and employment centre. An analysis 
has been conducted of the walking catchment of the Town Centre and 
analysed against other transit centres in the Metropolitan Region including 
Hornsby, St Leonards, Chatswood, Hurstville and Meadowbank-West 
Ryde.

Profile Area

The area consists of the wider Castle Hill Town Centre catchment, 
encompassing the commercial and retail core along with the surrounding 
residential areas.

Age Structure

Castle Hill already has similar age structure to those seen within other more 
established	 transit	 centres.	 Approximately	 33%	 of	 the	 residents	 are	 aged	
between	20	and	39.	Within	the	Hills	Shire	LGA	and	the	Sydney	Metropolitan	
Region	 these	 age	 groups	 comprised	 24.4%	 and	 30%	 of	 the	 population	
respectively.	With	 respect	 to	 elderly	 residents,	 approximately	 18.8%	of	 the	
residents	within	 the	Castle	Hill	 are	 aged	 over	 60	 years.	As	 a	 comparison,	
the	proportion	of	residents	aged	over	60	years	within	The	Hills	Shire	and	the	
Sydney	Metropolitan	Region	was	17.7%	and	17.8%	respectively.		

Household size

Average household size represents the average number of persons per 
dwelling	 in	a	given	area.	Within	 the	Castle	Hill	profile	area,	 the	average	
household	size	is	2.6	persons	per	household.	As	a	comparison	within	The	
Hills Shire and Sydney Metropolitan Region the average household size is 
3.08	and	2.69	respectively.	

Household Structure

The main noticeable differences between the household structure of 
transit centres and other non-transit centre locations is that transit centres 
generally have a higher proportion of lone person households and 
group households, and a lower proportion of couples with children.  The 
household	structure	of	Castle	Hill	 is	already	generally	 reflective	of	other	
transit	centres,	with	a	higher	proportion	of	lone	person	households	(22.5%)	
and	couples	without	children	(27.1%)	than	the	average	for	The	Hills	Shire	
(12%	and	24.6%	respectively).

Car Ownership

The area has a modestly higher bus use than the overall LGA due to the 
number of bus services which provide direct links from Castle Hill Town Centre 
to the Sydney CBD, Rouse Hill Town Centre, Macquarie Park and Parramatta 
and run during morning and afternoon peak hours.  Walking and cycling are 
also higher travel modes than the rest of Castle Hill and The Hills Shire LGA.  
This is an indication that workers live close to their place of employment. Within 
the	transit	centres	the	car	ownership	rate	ranges	between	0.95	and	1.11	cars	
per dwelling.  As a comparison the rate of car ownership within The Hills Shire 
LGA	and	Castle	Hill	is	2.03	and	1.61	cars	per	household,	respectively.	

Within the established transit centres the proportion of households which 
do	not	own	a	car	ranges	between	20.6%	and	27.9%.		As	a	comparison	the	
proportion of households within The Hills Shire and Castle Hill that do not own 
a	car	is	2.74%	and	5.6%	respectively.		Whilst	the	number	of	households	within	
Castle Hill that do not own a car is lower than the other transit centres, it is 
higher than the remainder of The Hills Shire.  As Castle Hill already has access 
to high frequency bus services, there is already an increase the proportion of 
households which do not own a car.

Travel to Work by Public Transport

The proportion of employed residents that travel to work via public transport 
ranges	between	38%	and	47%.		As	a	comparison	the	proportion	of	employed	
residents within The Hills Shire and Sydney Metropolitan Region that travel 
to	 work	 via	 public	 transport	 is	 13%	 and	 20%	 respectively.	 This	 does	 not	
necessarily indicate that households with an employed resident who catches 
public transport to work will have no need for a car.  Rather it indicates that 
for	households	where	one	(1)	or	more	employed	residents	travel	to	work	via	
public transport there will be a lower demand for car ownership.  This partially 
explains	the	lower	proportion	of	households	with	two	(2)	or	more	cars	within	
the transit centres.  When employed residents of a household are unable to 
catch public transport to get to work, an additional car is usually required.  
However,	 if	 one	 (1)	 or	more	of	 those	employed	 residents	 can	 catch	 public	
transport to work then the need for additional cars is reduced.



3.4	FORECAST	DEMOGRAPHIC	PROFILE

What will change over time? 

•	 The household size will reduce from 2.69 to 2.0 
persons per households  

•	 The car ownership rate will reduce from 1.61 cars 
per dwelling to around 1 car per dwelling 

•	 The proportion of households which do not own a 
car	will	increase	significantly	from	5.6%	to	between	
18-25% 

•	 The proportion of households that own two (2) or 
more	cars	will	reduce	from	50%	to	approximately	
20% 

•	 The proportion of employed residents that will travel 
to	work	via	public	transport	will	increase	from	16%	
to	40% 

•	 The age structure will remain relatively similar to 
the existing age structure of Castle Hill 

•	 The household structure of Castle Hill will remain 
relatively similar to the existing structure.  However, 
there is likely to be a slightly higher proportion of 
lone person households.

Age Structure

It	is	forecasted	that	as	Castle	Hill	develops	the	age	structure	is	not	
likely to change considerably. Within other transit centres, residents 
aged	 between	 20	 and	 39	 years	 generally	 ranged	 between	 40%	
and	54%	of	the	population	with	a	mean	of	approximately	48%.		Of	
particular	note,	approximately	33%	of	the	residents	of	Castle	Hill	are	
within this age group.  As Castle Hill develops this proportion may 
slightly	increase	to	approximately	37%.

Within the transit centres the proportion of residents aged over 
60	 years	 ranged	 between	 10%	 and	 16%,	 with	 an	 average	 of	
approximately	 12%.	 	Approximately	 18.8%	 of	 the	 residents	 within	
Castle	Hill	 are	 aged	 over	 60	 years,	which	 is	 at	 the	 higher	 end	 of	
the scale for the transit centres.  Based on this analysis there does 
not appear to be a noticeable shift of elderly people toward higher 
density development and as such it is forecast that the proportion 
of	 residents	over	 the	age	of	60	years	will	 remain	 relatively	steady,	
although	may	slightly	increase	to	approximately	20%.

The	 proportion	 of	 younger	 residents	 aged	 between	 0-9	 years	
comprised	between	2.3%	and	13.7%	of	population	within	the	transit	
centres	with	an	average	of	9.3%.	 	Currently,	within	Castle	Hill	 the	
proportion	of	residents	within	this	age	group	is	12.9%.		As	the	centre	
develops the proportion of residents within this age group will remain 
relatively	steady,	however	may	slightly	decrease	to	11%.

Household Size

Between	2011	and	2031	the	household	size	within	The	Hills	Shire	is	
forecast	to	reduce	from	3.09	to	2.94	persons	per	household	(forecast	
id.	 2014).	 	As	 this	 demographic	 trend	 continues,	 there	 will	 be	 an	
increased requirement for a greater diversity of housing options. 
Within the other established transit centres the occupancy rate 
ranged between 1.97 and 2.8 persons per household. As Castle Hill 
Centre further develops, there may potentially be a slight reduction in 
the occupancy rate however this is unlikely to reach below 2 persons 
per household.

Household Structure

Within the transit centres the proportion of households comprising 
couples	without	children	ranged	between	23%	and	30.9%	with	a	mean	
of	approximately	27%.		As	the	proportion	of	households	containing	
couples	without	children	within	Castle	Hill	is	already	27%	it	is	unlikely	
to	change	significantly	as	the	centre	continues	to	develop.	Whereas	
the proportion of households comprising couples with children is 
likely	to	reduce	from	33%	to	29%.		As	Castle	Hill	already	has	a	lower	
proportion	 of	 households	 containing	 couples	 with	 children	 (33%)	
when	compared	to	The	Hills	Shire	(52%),	it	is	evident	that	this	trend	
has already been occurring and is likely to slightly reduce into the 
future	(29%).

Car Ownership

Castle	Hill	already	has	a	lower	car	ownership	rate	(cars	per	household)	
when	 compared	 to	 remainder	 of	The	Hills	 Shire.	 In	 recognition	 of	
the existing access to public transport services and the future North 
West Rail Link, the car ownership rate is likely to further reduce as 
the centre develops. This reduction will be the result of an increase 
in the number of households without a car, which will increase from 
5.6%	 to	 approximately	 18-25%,	 and	 a	 reduction	 in	 the	 number	 of	
households	which	own	two	(2)	or	more	cars,	which	will	reduce	from	
50%	to	approximately	20%.		

Travel to Work by Public Transport
 
Currently	around	16%	of	employed	residents	within	or	in	the	vicinity	of	
the Castle Hill Major Centre travel to work via public transport. Within 
the other established transit centres which have been analysed, 
the proportion of employed residents that travel to work via public 
transport	ranged	between	38-45%.	In	recognition	of	these	results	it	
is anticipated that the proportion within Castle Hill will increase from 
16%	to	approximately	40%	once	higher	density	development	starts	
to occur and following the delivery of the North West Rail Link. 
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3.5	HOUSING	DEMAND

Demand for housing in Sydney remains strong as a result of 
population growth and high levels of employment.  

The Castle Hill property market has been buoyant over the last 
few years with both houses and units recording positive growth.  
The	 median	 house	 price	 in	 Castle	 Hill	 for	 October	 2014	 was	
$1,182,000.	This	is	slightly	high	than	the	median	price	for	houses	
in the Hills Shire Local Government Area which was noted to 
be	$1,070,000	in	October	2014.	The	average	annual	growth	for	
Castle	Hill	is	positive	with	a	9.3%	increase	in	the	past	5	years	(RP	
Data,	2014).

Similar to other major centres across Sydney, the market for 
strata units in Castle Hill has performed strongly amid a growing 
demand for affordable, low maintenance accommodation close to 
employment centres and transport nodes.  The median unit price 
in	Castle	Hill	for	October	2014	was	$710,000.	In	comparison,	the	
median price for units in the Hills Shire Local Government Area 
was	$675,000	in	October	2014.	The	average	annual	growth	for	
units	in	Castle	Hill	is	positive	with	an	8.7%	increase	in	the	past	5	
years	(RP	Data,	2014).

There appears to be a structural change occurring in the Castle 
Hill residential market, not unlike other parts of Sydney where 
there is a growing acceptance of higher density living.  Local 
selling	agents	have	 identified	 this	structural	change	 is	 in	part	a	
result of demand from downsizers in the area, who seek smaller 
accommodation with good and proximate access to services while 
holding a desire to remain in the locality.  However, the attraction 
of late in Castle Hill has tended to favour the proximity associated 
with the Castle Towers retail precinct and the commitment to the 
North West Rail Link.

An assessment of property sales and lot sizes in Castle Hill 
between	2013	and	2014	indicates	an	average	sale	price	of	$1.08	
million	and	an	average	lot	size	of	870m2 equating to an average 
value of  $1,241 per square metre. The ability to stimulate 
redevelopment of lower density areas surrounding Castle Hill is 
somewhat problematic as the suburb achieves the upper end of 
house prices, which impacts upon development feasibility. Whilst 
demand for apartment and townhouse living is demonstrated 
to	 be	 fairly	 keen,	 stimulating	 redevelopment	 remains	 difficult	
primarily due to the fragmented nature of lots in the Precinct and 
the cost of land. 

Median 
House Price 
in Castle Hill:

$1,182,000 
 

9.3%	average	annual	
growth in 5 years 
(RP Data, 2014)

=

Median 
Unit Price 
in Castle Hill: =

$710,000 
8.7%	average	
annual growth 

 in 5 years 
(RP Data, 2014)

Property prices 
in Castle Hill 
2013-2014:

$1,241/m²  

$1,700/m²  

 
(Hills Shire 

Council, 2014)

Vacant sites are more likely to be developed as they will be 
cheaper to purchase and develop, as demolition of existing 
buildings will not be required.  Lots containing older buildings also 
present redevelopment opportunities as they will be more cost 
effective to develop compared to newer, larger buildings.  

In	order	for	redevelopment	of	the	Precinct	to	occur	the	expected	
residual	land	value	of	a	proposed	development	must	sufficiently	
exceed	 the	 value	 of	 the	 land	 (in	 its	 existing	 use)	 to	 justify	 a	
change in land use. Residual land value is a method used to 
determine	the	value	and	potential	profitability	of	property	minus	
any expenses related to the cost of developing and reselling the 
development. For renewal to realistically occur, it is important to 
capitalise on the opportunities for higher density development in 
key locations close to the centre.



4.	SITE	ANALYSIS

4.1	THE	PRECINCT	AREA

The Castle Hill North Precinct is generally bound by 
Pennant Street and Castle Street to the south, Gilham 
Street to the north, Old Northern Road to the east and 
Carramarr Road to the west. 

In	determining	the	Precinct	boundaries,	an	area	extending	
north from Castle Street and Old Northern Road, within 
an approximate one kilometre radius of the future Castle 
Hill Station, was investigated.  This area encompasses 
the northern boundary of the Castle Hill Station Structure 
Plan	as	identified	in	the	North	West	Rail	Corridor	Strategy.		

The	 precinct	 boundaries	 have	 been	 refined	 to	 an	 area	
closer to the retail and commercial core having regard to 
actual walking distance and the constraints imposed by 
topography and the existing road network.  Consideration 
has also been afforded to the age and condition of existing 
housing stock and titling arrangements which are likely to 
constrain the uptake of development opportunities.

1000m

800m

400m

Future Castle Hill 
Train Station

Castle Towers
Shopping Centre

Castle Hill 
Public School

Castle Hill
Community Centre

Garthowen
(Heritage Item)

Castle Hill
Library

Old Northern Road

Gilham Street

Pennant Street

Cheltenham Close

Tuckwell Road

Castle Street
Castle Hill
Police Station

Castle Hill 
Public School
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The area selected for the purpose of this Precinct Plan takes 
into consideration opportunities and constraints placed by the 
existing built and natural environments for example land use, 
housing stock, strata ownership, topography and access. 

Castle Hill North Precinct



4.2	PLANNING	FRAMEWORK
Zoning: 

Under	The	Hills	Local	Environmental	Plan	2012,	the	majority	of	the	Precinct	is	zoned	R2	
Low Density Residential and R3 Medium Density Residential, which is currently aimed at 
detached	housing	and	townhouse	product	respectively.		There	are	two	(2)	sites	adjacent	
to Pennant Street that are zoned R1 General Residential and R4 High Density Residential 
that allow for an apartment outcome to be achieved, with the R1 Zone also permitting 
business/commercial uses.  Within the Precinct is a number of small “pocket” parks zoned 
RE1 Public Recreation.  

Height of Buildings:

The	maximum	permitted	building	height	for	development	within	the	Precinct	is	16	metres	
and this applies to the land zoned R4 High Density Residential and R1 General Residential. 
The surrounding low density residential areas have a maximum permitted building height 
of	nine	(9)	metres.	 	Nearby,	within	 the	centre	of	Castle	Hill	 the	allowable	height	varies	
from	12	metres	to	68	metres	(20	storeys)	at	the	junction	of	Crane	and	Old	Northern	Road.		
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Minimum Lot Size:

The	minimum	 lot	 size	 for	 any	 subdivision	across	 the	Precinct	 is	 predominately	 700m2 
reflecting	the	low	density	nature	of	the	area.	A	minimum	lot	size	of	600m2 applies to land 
that forms part of the commercial and retail core of Castle Hill. 

Floor Space Ratio:

Floor	space	ratio	is	a	measure	of	the	floor	area	of	a	building	in	relation	to	site	area	and	
seeks	to	ensure	that	buildings	are	compatible	with	surrounding	development	or	reflect	the	
role	of	a	centre.	Under	Council’s	Local	Environmental	Plan	the	floor	space	ratio	control	
does not apply to the majority of residential land as built form outcomes are controlled by 
other measures such as height and site coverage. For much of the land within the Castle 
Hill	 Centre	 a	maximum	 floor	 space	 ratio	 of	 1:1	 applies.	 	Maximum	 floor	 space	 ratios	
ranging	 from	2.3:1	 to	6.4:1	apply	 to	between	Old	Northern	Road	and	Terminus	Street	
(Eastern	Ring	Road)	which	enables	the	development	of	some	larger	built	forms.	



4.3 LAND USES

The Precinct has a range of land uses ranging from single 
houses on individual lots to higher density housing to 
commercial development as well as community facilities. The 
Precinct also has some vacant sites and land currently utilised 
for surface car parking.

Lower density housing is the predominant land use and is 
generally located further from the Town Centre core. Medium 
density development within the precinct is mostly located in 
the west of the Precinct along Pennant Street some of which 
is owned by Housing NSW. A small pocket also exists along 
Garthowen Crescent adjacent to the northern boundary. 

Existing	 higher	 density	 land	 uses	 up	 to	 five	 storeys	 are	
generally located to the north-east of the precinct along 
Garthowen Crescent. This includes a recently developed site 
as well as a site under construction. 

Key facilities include Castle Hill Public School, Castle Hill 
Senior Citizens Club, Kids of the Castle Child Care Centre and 
the Castle Hill Early Health Centre. Castle Grand Community 
Centre and Castle Hill Library are both located adjacent to 
the western Boundary of the Precinct, on the corner of Castle 
Street and Pennant Street.  Castle Hill High School and St 
Bernadette’s Primary School are also in the vicinity of the 
Precinct. Castle Hill Police Station is located on the corner of 
Castle Street and Pennant Street.

Business uses include a managed complex on McMullen 
Avenue which contains a range of professional services 
suites. Retail development is generally limited to within the 
Precinct boundary, however Castle Towers Shopping Centre 
lies directly adjacent to the Precinct along Pennant Street.

Private recreation facilities are located outside the Precinct 
boundary but within a close distance and include Castle Hill 
Bowling Club and Castle Hill RSL.  Places of worship including 
St Bernadette’s Catholic Church, Castle Hill Baptist Church 
and Wesley Uniting Church are also located within proximity 
of the Precinct.

The Precinct contains one item of environmental heritage. 
Garthowen House is located at the eastern corner of 
Garthowen	Crescent	and	was	constructed	in	the	1880s.	It	 is	
a	fine	example	of	a	late	Victorian	residence	that	was	originally	
built on a generous site and commanded a premier position 
near the township. The house demonstrates the former role 
of	 Castle	 Hill	 as	 an	 area	 of	 country	 estates.	 It	 is	 important	
that new development in the vicinity of this item ensures the 
retention	of	its	prominence,	setting	and	identified	significance.	

Built Environment

Land Use

Garthowen, August 2012 Garthowen, August 2012 Source: Garthowen Conservation Management Plan, R. Daniell (2014)

H

H
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Land Use
4.4		 BUILDING	FOOTPRINTS	AND		 	
	 HOUSING	STOCK

The Precinct has approximately 325 residential dwellings 
which are predominantly single detached dwellings, situated 
on large blocks with generous landscaped setbacks from 
the street, with some medium density developments 
(townhouses	and	low	scale	apartment	buildings)	closer	to	the	
retail/commercial core.  The only apartment development is 
in	Garthowen	Crescent	(comprising	34	units)	which	is	in	the	
north east of the Precinct however an additional apartment 
scheme adjacent to this site is currently under development.  
The majority of medium density sites are subject to strata title 
ownership and are considered a constraint to redevelopment 
in the short to medium term.

As the precinct is predominately low density in character 
there are opportunities to provide a broader mix of densities 
that provide a transition from higher built form close to the 
retail and commercial centre and the retention of a low 
density character in less accessible locations.

The vacant sites are more likely to be redeveloped as they 
will be cheaper to redevelop, as demolition of existing 
buildings will not be required.  Lots containing older buildings 
also present redevelopment opportunities as they will be 
more cost effective to develop compared to newer, larger 
buildings.

The	age	of	the	existing	housing	stock	(generally	around	40	
years	old)	varies	between	recent	developments	to	a	heritage	
listed	 item	 from	 the	1880’s.	 	The	current	housing	stock	 is	
generally satisfactory to meet the needs and desires of its 
existing residents.  However, there will be a growing need to 
supply a greater housing mix as the population within The 
Hills Shire continues to expand and their housing needs 
change.

Building Footprint
Building Footprint



4.5	STRATA	TITLE	ARRANGEMENTS	

Some properties subject to strata title arrangements 
(multiple	ownership)	will	 impact	on	 the	overall	 potential	
for site consolidation and redevelopment. The high 
density housing sites with strata titling are generally 
newer development and have limited opportunity for 
redevelopment. The older medium density site to the 
west of the precinct may present some opportunity in 
the long term given the age of the buildings however any 
comprehensive redevelopment of these lands in the short 
term would be constrained by the number of owners and 
the high cost of land in the Precinct.

Strata Ownership
Strata Ownership
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Strata Ownership 4.6	PUBLIC	TRANSPORT

Although	 the	 Castle	 Hill	 Bus	 Interchange	 is	 located	
outside the investigation Precinct, the interchange plays 
a	significant	 role	 in	 the	provision	of	public	 transport	 for	
the	 Major	 Centre.	 	 A	 one-way	 traffic	 system	 travelling	
northbound is located on Old Castle Hill Road between 
Castle Street and Pennant Street which consists of 
parking restrictions to accommodate buses and taxis.  
Additionally, a number of bus stops are located on both 
sides	of	Old	Northern	Road	(north	of	Castle	Street).

The bus interchange provides opportunity for Castle Hill 
to be well connected through Sydney including the CBD 
and Parramatta. As the Castle Hill Train Station is not in 
operation	until	 2019,	 the	bus	 routes	allow	a	number	of	
interchange services to other stations in the absence of a 
railway line through Castle Hill.

Public Transport 
Bus	Stops	(2013)

Bus Routes
Bus	Interchange

Castle Hill Train Station

Rail Centre Line
Taxi Rank



4.7	TRAFFIC	AND	ACCESSIBILITY

The road network, public transport, cycle and pedestrian 
links	 influence	 how	 people	 move	 internally	 through	 an	
area, as well as how it is accessed from the broader area.

The existing road network of the area is connected to the 
broader area through Old Northern Road and Showground 
Road with Pennant Street forming part of the a four-lane 
arterial	‘ring	road’	with	a	speed	limit	of	60km/h.		The	main	
access to Castle Towers Shopping Centre is located at the 
intersection Pennant Street of Les Shore Place, as well as 
two additional access points along the corridor.  A barrier is 
formed between the Precinct and Castle Hill Town Centre 
due to the curved nature of Pennant Street and the large 
building footprint of the Castle Towers Shopping Centre.  
This restricts the connectivity of the area, preventing legible 
and clear movement between areas north of Castle Towers 
Shopping Centre and south west of the Precinct.

Many of the local roads are cul-de-sacs resulting in many 
dead end streets that do not allow connections through or 
beyond them.  Only three streets run through the Precinct to 
join other streets (Gilham Street, Carramarr Road and Old 
Castle	Hill	Road).		This	road	pattern	together	with	existing	
allotment and ownership patterns present challenges for 
redevelopment and limit the options for accessibility and 
the creation of new networks.

In	order	to	facilitate	higher	density	development	there	will	
be a need to create new, more appropriate and enhanced 
linkages and form, better connected blocks.  The size of 
the	 blocks	 influences	 the	 form	 and	 diversity	 of	 potential	
building types.  Short cul-de-sacs may need to be closed to 
create more effective development parcels.

Existing Access
Major Collector Road

Minor Collector Road
Local Road

Castle Hill Train Station

Rail Centre Line

Arterial Road

Roundabout

Traffic	Lights

Potential Links
Proposed Street Links

Proposed Pedestrian Links
Castle Hill Train Station

Rail Centre Line
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4.8	PEDESTRIAN	MOVEMENT

It	 is	 generally	 accepted	 in	 planning	 terms	 that	
higher density residential development be located 
within	 400m	 –	 800m	 of	 well	 integrated	 public	
transport networks and major services as they 
provide	5-10	minute	walking	distances.

Pedestrian walking distances to the future railway 
station and Castle Towers Shopping centre within 
400m,	 800m	 and	 1km	 walking	 distance	 along	
publicly accessible routes have been analysed 
and are shown in the adjacent map. The map 
shows that the majority of land within the Precinct 
is within a comfortable walking distance of public 
transport, services and community facilities and 
has opportunity for increases in density.

There are opportunities to improve access for 
land in Larool Crescent, Barrawarn Place, Gilham 
Street and Gay Street by making provision for 
pedestrian links through to Pennant Street.

Castle Towers
Shopping Centre

Castle Hill
Library

Castle Public
School

Castle Hill
Police Station

Future Castle Hill 
Train Station

1000m

Walking Catchments to Town
Centre

800m

400m



4.9 OPEN SPACE

There	are	 three	significant	public	open	space	areas	within	or	close	 to	 the	
Precinct including Bert Parkinson Reserve, Maurice Hughes Reserve and 
Pioneer Place Reserve.  There are also small pockets of open space within 
proximity which include Coolibah Street Reserve, Eric Fulton Reserve and 
Larool Crescent Reserve all of which lack facilities.

Open Space within the Precinct

•Eric	Fulton	Reserve:		The reserve functions as passive open space with 
minimal embellishment.

•Larool	Crescent	Reserve:	 The reserve functions as a passive open space 
with limited embellishment.  The park provides a footpath which provides a 
link between Larool Crescent and Castle Street.

•Maurice	 Hughes	 Reserve:	 	This reserve also functions as passive open 
space located behind Castle Hill Primary School.  The land also contains 
Sydney	Turpentine	Ironbark	Forest

Open Space surrounding the Precinct

•Bert	 Parkinson	 Reserve: This reserve functions as passive open space 
and	contains	Sydney	Turpentine	Ironbark	Forest	classified	as	a	Threatened	
Ecological Community.  This is located just outside the area boundary and 
forms a lineal network of open space along with Maurice Hughes Reserve.

•Pioneer	Place	Reserve:	This reserve contains a playground and off-road 
cycle tracks providing a link between First Farm Drive and Pioneer Place. 

•Coolibah	Street	Reserve:  The reserve functions as passive open space 
with minimal embellishment.

•	 Fred	 Caterson	 Reserve:	 	This reserve is a large multiple sports facility 
covering	 a	 total	 of	 58	hectares.	 	 It	 currently	 caters	 to	 a	 range	of	 sporting	
activities such as soccer, cricket, baseball, basketball and tennis.  The 
reserve is also used for BMX riding with a national standard track, remote 
controlled car track and bushwalking.
 
•Castle	Hill	Heritage	Park:		With	a	total	area	of	20	hectares	the	park’s	features	
include concrete walking tracks, picnic areas, playground and public toilets in 
a heritage-listed site within a bushland setting.

Open Space
Open Space/Reserves

Any additional population will increase demand for open space both active and passive. Given that  Castle Hill North Precinct is located within 
an existing urban area there is limited opportunity for the provision of new open space areas.  As part of the preparation of the planning for 
future infrastructure, a detailed assessment is needed on the capacity and current usage levels of existing open spaces within proximity of the 
Precinct.  This will also identify opportunities to better utilise or add to these spaces to meet the additional demand for open space resulting 
from more urbanised development of of the Castle Hill North Precinct.
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4.10	SERVICES

The Precinct currently has access to a full range of utility 
services such as electricity, telecommunication, gas, 
water, sewer and stormwater drainage.  Sydney Water 
advised that some preliminary assessment of capacity 
has been undertaken as part of the North West Rail Link 
Corridor Strategy.  Drinking water network will require 
amplification	 to	 the	 trunk	system	by	2020	 to	 cater	 for	
the ultimate growth envisaged around the North West 
Rail Link.  The majority of the Precinct is serviced by 
the Castle Hill wastewater network and part is serviced 
by the North Head wastewater networks.  Both have 
sufficient	capacity	to	service	forecast	growth.



4.11	TOPOGRAPHY

The Precinct is characterised by undulating slopes 
ranging	from	a	low	104	metres	above	sea	level	in	the	
south west corner to highs of up to 155 metres above 
sea level in the south east corner.  This elevated and 
sloping nature of the land offers views towards the 
area,	 influencing	how	development	is	perceived	from	
the broader area.  There is therefore a need to ensure 
that a high quality urban design and architecture 
outcome is achieved.

The higher parts of land provide an opportunity for 
distinctive development to capitalise on the views 
and mark the status of the Precinct as a transit, 
commercial, and cultural hub in this part of Castle Hill, 
particularly near the future Castle Hill Railway Station. 
There is opportunity for development to capture views 
towards the Blue Mountains, which will add value to 
development	 and	 provide	 economic	 justification	 for	
taller built form.  Based on advice from selling agents, 
the quality of views appears to resonate more strongly 
with downsizers than with other buyers (such as 
upgraders	from	Chatswood	and	Epping).

Natural Environment

Topography
Topography
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4.12	VEGETATION

The area is generally cleared with some vegetation 
surrounding the developments.  There are also some 
remnant bushland and areas of biodiversity importance 
within	the	Precinct	which	contain	pockets	of	significant	
vegetation.  The largest concentration is around the 
intersection of Carramarr Road and Gilham Street 
within the existing open space areas. 

These	areas	comprise	of	Sydney	Turpentine	Ironbark	
Forest	which	is	classified	as	a	Threatened	Ecological	
Community under the NSW Threatened Species 
Conservation Act 1995 and as Critically Endangered 
Ecological Community under the Environment 
Protection	and	Biodiversity	Conservation	Act	1999.	It	
is envisaged that further embellishment of the open 
space land will respond to the existing vegetation 
providing opportunities to improve passive recreation 
spaces which will contribute to improved amenity for 
residents.

Any future development on private land, in close 
proximity to this vegetation will need to be guided by 
a	flora	and	fauna	assessment	and	will	need	to	avoid,	
mitigate and/or offset impacts to any threatened 
entities found on sites.

Vegetation Species (2005)
Blue Gum High Forest
Sydney Sandstone Gully Forest
Sydney	Coastal	River-flat	Forest
Unclassified	2005
Sydney	Turpentine	Ironbark	
Forest



4.12 SURFACE WATER MANAGEMENT

This map depicts the extent and alignment of an 
overland	 flowpath,	 generated	 by	 a	 100	 year	Average	
Recurrence	 Interval	 (ARI)	 design	 storm,	 which	 flows	
through	 the	Precinct.	The	100	 year	ARI	 design	 storm	
generates	Council’s	Planning	Level	flood.

The	flowpath	is	initiated	when	catchment	runoff	exceeds	
the capacity of the existing stormwater drainage system, 
and	has	been	defined	through	reference	to	publications	
including the NSW Floodplain Development Manual, 
Australian Rainfall and Runoff, and Building Code of 
Australia.	 Fringing	 flows	 are	 the	 remaining	 shallow	
flows	on	the	edge	of	the	flowpath.

Acting as a constraint to future development between Les 
Shore Place and Larool Crescent, and from Carramarr 
Road to Castle Street, upgrades and enlargements to 
the stormwater drainage system will ease the impacts 
of	 the	 overland	 flowpath	 on	 affected	 land.	 Similarly,	
sensitive	 management	 of	 the	 remnant	 flows	 through	
innovative	design	will	reduce	identified	hazards.

Additionally, compliance with Council’s Flood Controlled 
Land Development Control Plan, On-Site Stormwater 
Detention Policy and application of the principles of 
Water	 Sensitive	 Urban	 Design	 (WSUD)	 will	 facilitate	
further development in the study area.

Natural Watercourses
Gay Street 
Catchment Area Region

Castle Hill Train Station

Rail Centre Line

Overland Flow Path
Fringing Flow Path 
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5.	CONSTRAINTS	AND	OPPORTUNITIES

Constraints

•	 Need for careful management of  surface water 
•	 Consolidation of  lots to form development sites
•	 Impacts on connectivity from cul-de-sacs
•	 Higher density will require better linkages

5.1	CONSTRAINTS

Constraints
Overland Flowpath

Poor Access
Cul-de-sacs

Heritage
Slope

Strata OwnershipAs a result of the Precinct analysis, the following 
constraints	and	opportunities	have	been	identified	
and are illustrated in the associated constraints 
map and opportunities map. 



Opportunies
Potential Landmark Development
Potential Street Linkages

Gateway Entrances
Potential Pedestrian Linkages

Open Space
New Public Transport Option

Existing Established Shopping Centre

Opportunities:

•	 Views and landmark buildings through areas of  elevated 
topography

•	 Established Major Centre with existing local services, 
infrastructure, open space and amenity

•	 Good public transport network
•	 Growing need for different housing options within the Major Centre
•	 Residential development within an easy walk of  Castle Hill Train 

Station
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6.	WHERE TO NEXT
6.10	VISION

“Provision for a range of housing types within a 
5 minute walk to the town centre. To ensure a 
well-connected Precinct that capitalises on the 
established and proposed infrastructure 
for Castle Hill”

The vision for the Precinct is for it to become 
Castle Hill’s ‘city living’ precinct through integration 
of high quality urban design and sustainable 
development.	It	will	be	distinguished	by:

•	 Higher density residential development; 

•	 Convenient access to transport, shops, 
services, employment opportunities and 
open spaces;

•	 Buildings that range in height, but provide a 
human scale to the street;

•	 A range of building form and housing types 
to allow an increase and diverse population; 
and

•	 An increased amount of on-street activity 
with improved safety for all members of the 
community.
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6.2	STRUCTURE	PLAN

The	 Structure	 Plan	 envisages	 development	 of	 20	
storeys on a key site at the junction of Garthowen 
Crescent, McMullen Avenue and Old Castle Hill 
Road in addition to the Pennant Street Target Site. 
  
Generally apartment developments of 12 storeys are 
identified	 within	 a	 400m	 walking	 catchment	 from	 the	
centre of the town and future train station.  However a 
site at the junction of Larool Crescent, Carramarr Road 
and Castle Street has potential for 18 storey apartments 
given it is lower lying land with easy access to the Centre.  
Beyond	 this	distance	opportunities	are	 identified	 for	8	
storeys apartments and 3 storey townhouses. 

Structure Plan Typology
Structure Plan Typology



6.3	YIELD	PROJECTIONS

Potential dwelling yield

A preliminary assessment of yield has been completed as 
shown in Table 1.  The Draft Structure Plan would result in a 
yield	 of	 approximately	 3,460	 dwellings	 on	 sites	 identified	 as	
having development potential.  This yield together with existing 
strata developments, which are unlikely to be developed, would 
increase the total capacity of the precinct to approximately 
3,825 dwellings.

Assumed uptake

The	 anticipated	 yield	 of	 3,460	 additional	 dwellings	 would	
result	in	a	corresponding	population	increase	of	6,900	people.		
However, as with the delivery of any development area the 
Precinct is unlikely to reach its full potential due to market take 
up/realisation.

Given the accessibility arising from the delivery of the North 
West Rail Link and the high level of amenity and quality of life 
offered	by	the	proximity	to	Castle	Hill	Centre,	a	take	up	of	90%	for	
apartment	development	and	50%	for	townhouse	development	
is considered realistic.  On this basis, the likely Precinct yield 
is	 estimated	 to	 be	 3,095	 dwellings	 (6,097	 people).	 	 It	 is	 this	
increased population that will be used to assess the demand 
for supporting infrastructure services and facilities required as 
a consequence of future development.

Potential Yield
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6.4	DESIGN	PRINCIPLES

Architectural Style and Quality
•	 Council is determined to retain and create a distinctive green setting to complement the garden 

character of The Hills Shire.  
•	 Designs should encourage visual interest to the street, new forms of medium density and enhance 

the public domain.  
•	 Provisions are made to ensure architectural character complements the desired outcomes for the 

Precinct and provides appropriate massing and spaces between buildings.

Built Form
•	 Encourage greater use of medium density building forms as explored in this Precinct Plan
•	 Use of setbacks to create opportunity for shared open space and unique tower podiums where 

relevant
•	 Higher built forms are to located within close proximity to Castle Hill Train Station  to accommodate 

more residential population within close walking catchment.
•	 Higher built forms should also be located in areas of higher topography that take advantage of 

potential views.

Land use
•	 Strengthen the existing retail and commercial core that will serve the additional residents to Castle 

Hill North Precinct.
•	 Introduction	of	 new	 land	uses	within	 the	Precinct	 should	 interact	 and	support	 the	 introduction	of	

Castle Hill Train Station.
•	 Proposal of any new local services, residential development or facilities should support potential 

urban consolidation opportunities.
•	 Future residential developments should promote a greater variety of housing that supply for the 

market demand for Castle Hill.
•	 Proposed residential developments must be sympathetic to the surrounding built environment and 

consider site constraints. Designs of medium and high density developments should encourage a 
high quality architectural style and incorporate innovative shared open space.

•	 Residential	developments	should	reflect	new	desired	building	forms.

Transport and Pedestrian and Bicycle Access
•	 Sites within proximity to Castle Hill Train Station must be appropriately designed to maximise close 

walking distances to the station and capatalise on opportunity of the additional public transport travel 
method. 

•	 Future developments should consider vehicular and pedestrian linkages
•	 Future developments need to consider the obstacle of existing cul-de-sac streets that limit vehicular 

and pedestrian access
•	 Future	 redevelopments	 must	 ensure	 vehicular	 and	 pedestrian	 movement	 is	 efficient,	 safe,	 and	

convenient and promotes connectivity to the new station. 
•	 Encourage pedestrian and cycle access to and from and through new development sites.  
•	 Promote sustainable forms of transport by providing high levels of amenity and linkages for pedestrian 

and cyclists.

Car Parking
•	 The location of car parking areas should not compromise pedestrian safety, access and connectivity. 
•	 Parking is to be placed where it is not visible from the public domain.

Landscaping
•	 Landscaping	 and	 vegetation	 should	 reflect	 a	 higher	 standard	 of	 visual	 quality	 through	 vertical	

gardens and roof top gardens.

Heritage
•	 Future development in the vicinity of ‘Garthowen House’ must have a design approach that preserves 

and complements the heritage value of the item.
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6.5	LOCAL	INFRASTRUCTURE	
 
The most appropriate mechanism to ensure that the cost of providing infrastructure is borne by future development 
within the area is through a Section 94 Contributions Plan.  Further investigations will be undertaken in the 
preparation of the Section 94 Contributions Plan to identify how existing open space, community facilities 
and the road network within the catchment area of the Precinct can be better utilised or have their capacity 
increased to service the expected additional population. 

A preliminary assessment has been made of the scope of required infrastructure to cater for likely future 
demand	and	the	key	findings	are	set	out	below:

Open Space Provision:

Based	on	standard	benchmarks	for	greenfield	locations	an	additional	population	of	6,097	people	would	generate	
demand for 17 hectares of both active and passive open space which would normally be secured as part of the 
land use planning process for a precinct.  Castle Hill North Precinct is located within an established urban area 
and	already	serviced	by	a	number	of	local	parks	and	playing	fields	including:

•	 Fred	Caterson	Reserve;
•	 Eric	Mobbs	Reserve;
•	 Castle	Hill	Heritage	Park	Reserve;
•	 Bert	Parkinson	Reserve;	and
•	 Maurice	Hughes	Reserve.

Achieving a higher amount of open space will present challenges due to the highly urbanised context and the 
cost of land.  Alternative solutions for meeting the expected increase in demand for active open space may 
need to be investigated.  Such solutions would explore providing additional capacity and quality to existing 
facilities, through better layout, synthetic playing surfaces and additional training facilities.

There are also a number of small pocket parks located within the Precinct such as Coolibah Street Reserve, 
Eric Fulton Reserve and Larool Crescent Reserve, which currently have minimal levels of embellishment and 
as a result are currently under-utilised. The focus for these areas would be on increasing the range of activities 
through the use of improvements such as play equipment, picnic facilities and additional landscaping and 
seating.  The aim would be to transform these spaces into more usable urban facilities rather than open 
spaces.  Passive recreation activities including walking, jogging and cycling will be met through the provision of 
a network of high quality pedestrian paths and cycleways.

The investigations as part of the Section 94 Contributions Plan preparation will assess the capacity and current 
usage levels of existing parks and recreation spaces within and close to the Precinct to identify opportunities 
to better utilise or add to these spaces to meet the additional demand for open space resulting from the future 
development of the Castle Hill North Precinct.

Community Facilities Provision:

Based on an assessment of the need for social infrastructure and community facilities against standard 
benchmarks contained within the Growth Centres Development Code, an estimated additional population of 
6,097	people	would	generate	demand	for	an	additional	local	community	centre	as	well	as	a	marginal	increase	
in	the	capacity	of	district	level	facilities	(community	centre	and	library).

Similar to open space provision, this high level of community facility provision would generally be secured 
as part of the land use planning process for a precinct.  Given the Castle Hill North Precinct is located within 
an established urban area with access to existing community facilities (such as the Castle Hill Community 
Centre	 and	 Library	 at	Castle	Grand),	 a	more	 detailed	 assessment	will	 be	 required	 to	 determine	 the	 social	
infrastructure required to support the future population within the Precinct.  This assessment will identify how 
existing community facilities within the catchment area of the Precinct can be better utilised (or have their 
capacity	increased)	to	meet	the	future	demand.



Road and Traffic Improvements:

An analysis has been undertaken of the Precinct and surrounding 
network to identify the capacity of the existing road network and 
transport infrastructure, assess the likely impact of the proposed 
additional residential development and identify measures to 
mitigate against any impact through improvements that will 
facilitate the orderly development of the Precinct.  Whilst the 
future station is anticipated to result in a reduction in background 
traffic	 as	 a	 result	 of	 residents	 modifying	 their	 transport	 mode	
when travelling to or from work, for the purpose of the analysis no 
reduction	in	background	traffic	was	applied	in	order	to	undertake	
a conservative analysis.

The performance of the existing road network within and 
surrounding the Precinct is largely dependent on the operating 
performance of a few key intersections, which are critical 
capacity control points in the network.  Analysis shows that some 
intersections along the Pennant Street Corridor are performing 
close	to	or	beyond	their	notional	capacity	(due	to	regional	traffic)	
at peak times:

•	 	Showground	Road	intersection	–	PM	peak;
•	 	Castle	Street	intersection	–	both	AM	and	PM	peaks;	and
•	 	Old	Castle	Hill	Road	intersection	–	PM	peak.

Traffic	 improvements	 to	 support	 the	 proposed	 increase	 in	
residential density within the Castle Hill North Precinct include a 
short	third	lane	(50	metres)	on	Castle	Street’s	western	approach	
to	Pennant	Street;	additional	bay	 length	(30-35	metres)	for	 the	
right turn onto Old Castle Hill Road north from the intersection 
of Pennant Street and McMullen Avenue; and extension of the 
east bound right turn bay at the intersection of Pennant Street 
and Old Castle Hill Road.  As these improvements involve the 
regional road network further discussion will be necessary with 
the	Roads	&	Maritime	Service	(RMS).

The assessment of the network outside the Pennant Street 
corridor	 indicates	mid-block	 traffic	 volumes	 on	Old	 Castle	 Hill	
Road, Carramarr Road, Gilham Street and Tuckwell Road will 
be consistent with their notional capacity, post development.  
Likewise local road intersections will continue to operate with 
spare	capacity,	negating	 the	need	 for	post	development	 traffic	
management treatment on such roads.
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6.6	AREAS	FOR	FUTURE	INVESTIGATION

As Castle Hill continues to grow as a key Centre in the North 
West of Sydney consideration of the future built form  - how 
it looks from within while using the Centre and from distant 
locations.  Height and building design are critical elements in 
providing visual clues to the activities and facilities that may 
be found in any location.

The central core of the Castle Hill Major Centre needs to be the 
main focus of commercial, retail and residential development.  
It’s	proximity	to	the	future	rail	station	requires	consideration	of	
height and density to ensure that the Castle Hill is attractive 
and	identifiable	Centre.

Further investigation is required to provide development 
outcomes that achieve employment and housing outcome 
compatible with development surrounding the Centre.



7.1	PRECINCT	PLAN	RECOMMENDATIONS	

The assessment of the strategic context and opportunities and constraints has 
identified	that	there	is	capacity	within	the	Precinct	for	higher	residential	development	
opportunities. The Precinct Plan provides the vision for urban growth that responds to 
expected housing demand and contributes to providing diverse housing and lifestyle 
opportunities for future residents. 

Implementation	of	 the	Structure	Plan	 for	 the	Castle	Hill	North	Precinct,	will	 require	
amendment	 to	The	Hills	 Local	Environmental	Plan	 2012	 and	Development	Control	
Plan	2012.		The	increase	in	residential	densities	proposed	for	this	Precinct	will	also	
generate a need for infrastructure to support the increased population and require the 
development of a Contribution Plan.

Local Environmental Plan 2012 - Amendment

The	Local	Environmental	Plan	2012	will	be	 required	 to	be	amended	 to	achieve	 the	
desired outcomes. This will include changes to the Zoning, Height of Buildings and 
Minimum	Lot	Size	Map.	The	Local	Environmental	Plan	2012	Maps	will	be	based	upon	
the Structure Plan within the Precinct Plan. 

Development Control Plan 2012 - Amendment

While	Development	Control	Plan	2012	contains	controls	that	apply	to	townhouse	and	
apartment development, it is envisaged that the Castle Hill North Precinct will have a 
distinctive character that requires some additional controls to guide future development.

Controls will be drafted to ensure developments contribute to a desired built character 
that encourages site consolidation, optimises solar access, consideration of open space 
and has conscious design approach that pays attention to orientation and sensitive 
interfaces.	Site	specific	amendments	to	the	Development	Control	will	include	controls	
to achieve a well-connected road and pedestrian network, active street frontages, high 
quality architectural style and character, attractive streetscapes and public realm and 
common open space within developments that add to residents quality of life.

Contributions Plan No. 5 - Castle Hill 

A	site	specific	Contributions	Plan	is	needed	to	ensure	future	development	is	serviced	
by	sufficient	infrastructure	to	meet	the	needs	of	incoming	residents.

The	Precinct	is	located	within	Contributions	Plan	No.5	–	Castle	Hill	which	was	originally	
created in 1993 and covers a much larger area that the Castle Hill North Precinct.  
Given	that	the	development	expected	under	Contributions	Plan	No.5	–	Castle	Hill	 is	
almost complete, it is not proposed to amend the existing plan to include proposed 
higher density residential development opportunities under the preferred development 
option for this Precinct.  Rather it is proposed that the required infrastructure will be 
delivered through a new Contributions Plan.

7. IMPLEMENTATION
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