


















        
  31 March, 2017 
 
 
 

Ms. Lucy Turnbull 
Chief Commissioner 
Greater Sydney Commission 
PO Box 257 
Parramatta 2124 

 
Attn: Edward Blakely – West Central District Commissioner 

 
 

Dear Mr. Blakely 
 

SUBMISSION TO THE DRAFT WEST CENTRAL 
DISTRICT PLAN NORWEST BUSINESS PARK 

 
Our company, Mulpha Norwest Pty Ltd, as the developers’ of Norwest Business Park, have made a long term 
commitment to its regeneration as a beacon of innovation, with connected infrastructure and a thriving 
community. Our company retains a significant commercial interest in the Norwest Business Park (the site), 
with several significant, strategic land holdings located throughout the business park. 
 
Mulpha Norwest has reviewed the draft West Central District Plan and supports the direction for the West 
Central District.  
 
Mulpha Norwest has developed a vision for the future character of the Norwest Precinct to build upon and 
deliver employment and diverse housing opportunities in proximity to Norwest and Bella Vista Sydney Metro 
Stations. The vision is for Norwest to transform from a purely business park oriented precinct towards being 
Sydney’s most innovative and liveable city, a vibrant mixed-use place; a place not only seen for its 
employment opportunities, but as a high quality urban place that attracts residents and visitors for its 
amenity and services. Our company proposes to deliver significant employment and residential opportunities 
within a rejuvenated precinct identity that provides approximately 60,000 new jobs and 5,000 new dwellings 
within Norwest. 
 
Norwest recognises that to cater for the world’s most influential people and their businesses we need to 
harness the expectations of a continually changing work, life and innovation platform that we once called a 
city. Mulpha Norwest’s vision for Norwest is provided below. 

 
“It’s a cultural evolution. A place where brilliant minds collide and ideas thrive. Where doers and dreamers, change 
makers and rule breakers converge to live side by side. A beacon for the bold. The new entrepreneurial family. A 
magnet for the best and brightest.” 

 
Mulpha Norwest has recently lodged three (3) Planning Proposals seeking rezoning, height and floor space 
ratio increases on key sites throughout the Norwest Business Park to facilitate its vision. As part of these 
Planning Proposals Mulpha Norwest is also looking to deliver and contribute to a number of ‘Smart City’ city 
shaping infrastructure initiatives. The Planning Proposals will be an opportunity to facilitate the actions and 
priorities set by the draft plan, including: 
 

 supporting the increase of economic activity and employment within the Strategic Centre that align 
with the draft plan’s vision for Norwest; 
 

 strengthening Norwest’s role as Strategic Centre, primarily providing retail, commercial, education, 
health care and community facilities for the surrounding community; 

 
 increasing housing diversity and affordability within Norwest Strategic Centre and Greater Sydney; 

 
 rejuvenation and daily activation of Norwest’s  46ha of public open space including the 20ha of Bella 

Vista Farm; 
 

 enhance legibility with directional signage of the 50km of cycle and pedestrian paths;  
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 deliver truly innovative leading technology such as off grid power options and driverless shuttles; 

and 
 

 corporate partnerships are being targeted to promote Norwest as a test bed for progressive 
ideas. 

 
While the draft District Plan sets broad objectives, actions and priorities for west-central Sydney, with 
respect to the role of Norwest it does not go far enough in identifying opportunities to create a diverse and 
vibrant place that complements the existing commercial activities within Norwest. It is imperative that the 
draft Plan recognises this opportunity to create a vibrant place in Norwest beyond its historical 1990s 
genesis as a ‘business park’. 

 
Building upon the Sydney Metro North West, Mulpha Norwest seeks to redefine the vision for the precinct 
which is outdated and was developed over two decades ago. The goal is to ensure that land use planning 
for Norwest creates a vibrant place more aligned with recent transport investment and the Greater Sydney 
Commission (GSC) goals for urban renewal, city making and smart city opportunities. This should ultimately 
be reflected into new planning controls which will define the Norwest of the next few decades in the same 
way that the innovative planning of its time (in the 1990s) created the current business park for an enduring 
time and vision. 
 
There is clearly a significant opportunity for the Norwest to transition into a vibrant mixed use precinct, 
which in turn will contribute to elevating Norwest as a key strategic centre of Western Sydney. A major 
catalyst for this change is through the delivery of the Sydney Metro North West, presenting an opportunity 
to deliver a truly transit-oriented precinct. Considering the above, the opportunities to deliver upon a 
vibrant mixed use precinct consisting of the co-location of business and residential uses should be 
recognised in the final District Plan commensurate with its potential. 

 
Mulpha Norwest would welcome an on-going conversation with the GSC as it is with The Hills Council 
on these matters and how the delivery of the draft District Plans will be translated into the local LEP and 
DCP. 
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1.0 THE SITES AND BACKGROUND 

 

The sites of particular relevance to this submission are located within Norwest. The sites are located within 
the Hills Local Government Area (LGA). The site descriptions are summarised below in Table 1. 

 
Table 1 – Site descriptions 

 

Site Site description Site area Address and Lot & DP 

Marketown  Site contains Norwest shopping centre, containing a 
Coles supermarket, specialty retail shops, food restaurant 
and local business services. 

 Considered the core of the Norwest Business Park 
 Adjoins Norwest Lake 

Approx. 
4.4ha 

4 Century Circuit, Baulkham Hills 
 Lot 5072 DP 878258 

Circa 
Commercial 
Precinct 

 20.7ha of the Circa Precinct is undeveloped land parcels 
and 4.6ha is partially or wholly developed land parcels 

 Development portion is confined within the core of the 
precinct and currently consists of a Woolworths Norwest 
Circa Shopping Centre and Norwest Private Hospital 

 Adjoins Bella Vista Farm along its eastern boundary 
 Precinct is part of the Bella Vista Priority Precinct 

Approx. 
25.3ha 

 Lots 2-4 DP 270592 
 Lot 100 & 102 DP 1139109 
 Strata Plan 82294 
 Lot 3 DP 1195652, 
 Lots 6052-6055 DP 1140054, 
 Lot 6014 & 6017 DP 1107886, 
 Lot 700-701 DP 1198639 
 Lots 1-2 DP 1195652 

The Greens  The subject site is currently vacant undeveloped parcel 
 The site is located on the northern side of Norwest 

Business Park, approximately 550 metres walking 
distance from Norwest station. 

 Adjoins commercial land (B7 Business Park) to the east 
and south, 

 Currently zoned R4 high Density residential 

Approx. 
3.77ha 

38 Solent Circuit, Baulkham Hills 
 Part of Lot 2105 DP1201899 

 

 
Figure 1 – Site Location 
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Mulpha Norwest is now seeking to rezone the above sites to facilitate a mix of commercial employment, 
retail and residential development based on the site’s strategic context of being a Strategic Centre and its 
relationship to the Sydney Metro North West and the Showground and Bella Vista Priority Precincts. These 
sites have the potential to contribute significantly to the increasing economic activity, housing supply, 
diversity and accessibility objectives of the draft West Central District Plan. It should be highlighted that 
Mulpha Norwest recognises that Norwest will play a pivotal role in supporting commercial businesses for 
continued employment growth within the Strategic Centre. However, it is proposed that a more balanced 
and strategic approach is applied to the precinct in order to capitalise on the funded and committed 
infrastructure investment and to create a vibrant place to live, work and play. 

 
Table 2 – Description of Planning Proposals under assessment 

 

Planning Proposal Description Status 

Marketown (Norwest Town Centre) 
- 7/2017/PLP 

 Rezoning the site from B2 Local Centre Zone to B4 
Mixed Use Zone permitting a broader mix of 
compatible uses, integrated business, office, retail, 
and civic/community development 

 Increase the maximum permissible building height 
from RL 116 metres to RL 242.8 metres; and 

 Increase the maximum permissible floor space ratio 
from 1:49:1 to 5.14:1 

Under Council assessment 

Circa Commercial - 19/2015/PLP  The proposal seeks to facilitate development of 
450,000m2 of commercial floor space on land zoned 
B7 Business Park and Schedule 1 additional use for 
Seniors Housing 

 Increasing the height of buildings ranging from part 
RL 108 to part RL 140 

 Increasing the floor space ratio from part 1:1 and part 
1.49:1 to part 1.2:1, part 2:1 and part 3:1. 

Received Gateway determination – 
awaiting RPA to publicly exhibit 
planning proposal 

The Greens (40 Solent Circuit- 
5/2015/PLP 

 Retain existing R4 High Density Residential zoning 
 Increase the maximum building height from RL116 

metres to RL176 metres 
 Apply a “base floor space ratio” of 1:1 and an 

“incentivised floor space ratio” of 2.9:1 

Received Gateway determination – 
awaiting RPA to publicly exhibit 
planning proposal 
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2.0 VISION FOR NORWEST AND ITS DELIVERY 
 

Mulpha Norwest has recently developed a vision for the future character of the Norwest Precinct to further 
capitalise on its unique qualities and location in proximity to the three Northwest Metro Stations, Norwest 
Private Hospital and the Northwest Transitway. The goal is to ensure that land use planning for Norwest 
creates a vibrant place more aligned with recent transport investment and the GSC goals for urban 
renewal, city making and smart city opportunities. This should ultimately be reflected into new planning 
controls which will define the Norwest of the next few decades in the same way that the innovative 
planning of its time (in the 1990s) created the current business park for an enduring time and vision. 

 
Norwest has achieved outstanding success as a world class mixed use employment precinct and has been a 
catalyst for the growth of employment within North-western Sydney and Rouse Hill Development Area, 
with approximately 30,000 workers in 800 organisations. Although containing a variety of uses, this has 
been implemented through a segregation of land use zones within the precinct, creating an environment 
that is largely lacking activity outside of key working hours, and is highly car dependent. The delivery of the 
North West Metro is due to commence operations in 2019 and is expected to be a game-changing piece of 
infrastructure to service the Norwest Business Park. 

 
As Norwest continues to evolve, smart city and liveable city initiatives will be required to effectively meet 
the population’s needs. These initiatives seek to integrate multiple information and communication 
technology solutions to manage a city’s assets, including transportation, health and education systems and 
other community services to improve the efficiency of services and livability. The benefits that can accrue 
from Smart City technology include: 

 
 creation of a walkable city driving lower carbon emissions, traffic congestion and energy use; 

 
 improved city services by sharing data, which means less wait times and faster service ; 

 
 increased safety and a reduction in crime; 

 
 attraction of more investment and new business to the area, which also attracts new talent, 

providing more employment opportunities; and 
 

 flexible and activated public open spaces. 
 

The vision foresees the integration of smart city technologies within Norwest as it transitions over time. 
Consequently, people will live in more connected, social communities as smart and liveable technology will 
enable better responsiveness to day to day issues, making the precinct more efficient and safer. 

 
The vision is for Norwest to transform from a purely business park oriented precinct toward being 
Sydney’s most innovative and liveable city, a vibrant mixed-use place; a place not only seen for its 
employment opportunities, but as a high quality urban place that attracts visitors for its amenity and 
services. In achieving this vision, Mulpha Norwest currently has three major projects within Norwest with 
the aim to rejuvenate Norwest in line with its vision and the priorities of the draft District Plan.  
 
The vision sets out a blue print for its future development into an integrated mixed use precinct for 
aspiring business, quality housing, and accommodation for civic, public and leisure facilities and integration 
of smart city initiatives. It is anticipated that through the realisation of Mulpha Norwest’s vision, the 
precinct will be able to deliver approximately an additional 60,000 workers and 20,000 residents. 

 
To drive renewal within the Norwest Precinct, we have created three inspirational pillars; Beacon of 
Innovation, Human Heart and Systems Thinking. We hope that these pillars will be used by all stakeholders 
to make Norwest a world leading place to live, learn, work, play and retreat. Enablers for this are: 

 
 accommodation of higher employment densities; 

 
 delivering a high amenity employment location to attract investment in new commercial 

development; 
 

 provision of residential and retail uses as an enabler in appropriate locations; 
 

 provision of more than 4HA of new public open space and rejuvenation of the existing 46ha of 
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public open space; and 
 flexible land use zones to encourage a 24 hour city centre, with a vibrant day time and night time 

economy. 
 
This will also enable a wide range of complementary land uses to co-exist and for the precinct to respond 
to changing market preferences. 
 
The Norwest vision has been described via six sub-precincts that each aim to deliver upon the creation of a 
vibrant overall mixed use precinct. The vision applies a framework that outlines the role of the Norwest sub-
precincts. Each sub-precinct will have a role and function that support the fundamental goal of delivering a 
vibrant and diverse Norwest. 
 

 
Figure 2 – Norwest Sub-precincts 

 
Figure 3 – Norwest Sub-precinct location 

Bella Vista Metro Station 

Norwest Metro Station 

Bella Vista Waters 

Premium Housing  
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2.1 The Quarter Sub-precinct 

The Quarter is located toward the north-east portion of the Norwest Business Park. The precinct currently 
consists of a core retail hub, commercial and employment development, Norwest Lake, and Hillsong 
Church. To the south of the sub-precinct, the Norwest Metro station is under-construction along with a 
direct pedestrian link towards the retail hub. 

 
The desired outcome for the ‘The Quarter’ sub-precinct is to create a thriving and activated city centre to 
work, live, shop and socialise. The sub-precinct will further become a hub where residents, workers and 
visitors interact through the creation of a high quality built form and public realm that will become a focal 
point of activity within the North West, while consolidating economic activity within the centre. 

 
As described within Table 2, Mulpha Norwest has lodged two planning proposals within ‘The 
Quarter’ sub precinct. The proposals are summarised below. 

 
Marketown – 7/2017/PLP 
A planning proposal for Marketown was lodged to Council in December 2016 and is currently under 
assessment. This Planning Proposal seeks to commence the vision for regeneration by establishing a 
vibrant mixed use town centre with direct links to the new adjacent Norwest Metro Station. Architectural 
design excellence has been applied to create “Norwest City”, using the characteristics of this large site, to 
achieve a coherent architectural building form, unified by substantial open space plazas, connected both 
physically and visually, by a layered pedestrian experience, to passive green spaces adjoining the Norwest 
Lake. 

 
The proposed amendments to the LEP include: 

 
 rezoning the site from B2 Local Centre Zone to B4 Mixed Use Zone permitting a broader mix of 

compatible uses, integrated business, office, retail, and civic/community development; 
 

 increase maximum permissible building height from RL 116 metres to RL 242.8 metres; and 
 

 increase maximum permissible floor space ratio from 1:49:1 to 5.14:1 
 

The project will deliver 100,000m2 of employment generating floor space, consisting of commercial, 
retail, community & leisure, 1,000 apartments and 2ha of open space including a major public park 
adjacent to the Norwest Lake. 

 

 
Figure 4 – Norwest Marketown 
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The Greens – 19/2015/PLP 
The site is located on the northern side of Norwest Business Park, approximately 550 metres walking 
distance from Norwest Metro station. The Greens site is currently vacant and is the remaining 
undeveloped portion of the Norwest Residential Town Centre East Precinct. 

 
The Greens Planning Proposal aims to design a development which will contribute to building Norwest into 
a new town centre providing high density residential accommodation for a new residential community in 
close proximity to the core of Norwest and the new Sydney Metro North West Rail station. 

 
As illustrated in Figure 5 and 6, the proposal establishes the basis of design excellence considerations for 
the concept development, crafting a built form and spaces between the built form to achieve the most 
desirable built environment. The concept for the site provides opportunity for 20,000m2 of recreational 
activities in a contiguous landscaped open space. 

 
The proposed amendments to the LEP include: 

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

 
 Apply a maximum floor space ratio of 1:1 and maximum incentivised floor space ratio of 2.9:1 

 
 Include additional permitted uses within Schedule 1 of the LEP: 

– Business premises (maximum 1,500m2), 

– Child care centres (maximum 500m2), 

– Health consulting rooms and Medical centres (1,000m2), 

– Recreation facilities (indoors) (maximum 1,500m2), 
– Restaurants or cafés (maximum 500m2) and 

– Shops (maximum 1,000m2) 
 

The Planning Proposal will facilitate a mixed use development with up to 6,000m2 of commercial floor space 
and 864 residential units. 

 

 
Figure 5 – The proposed built form of the Greens Precinct 
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Figure 6 – Landscape design of the Greens Precinct 
 
Both the Marketown and The Greens Planning Proposals present a significant opportunity to design a 
development which will contribute to building Norwest into a key town centre providing high density 
residential accommodation in an open setting for a new residential community in close proximity 
employment and the new Sydney Metro North West Rail station. 

 
2.2 The Valley Sub-precinct 
 
The Valley is envisaged to be a place where planning conditions allow for agile start-ups to innovate and 
collaborate. The new leading edge business hub seeks to deliver 25,000+ more jobs in a 
multigenerational, innovative public campus environment. Mulpha Norwest has recently lodged a 
planning proposal within the Precinct. The proposal seeks to facilitate development of 450,000m2 of 
commercial floor space and the development of a retirement village. The proposed amendments to the 
LEP include: 

 
 retain the existing B7 Business Park zoning on the site and applying a Schedule 1 additional use for 

Seniors; 
 housing for retirement village component; 

 
 increasing the height of buildings ranging from part RL 108 to part RL 140; and 

 
 increasing the floor space ratio from part 1:1 and part 1.49:1 to part 1.2:1, part 2:1 and part 3:1. 

 
This is anticipated to deliver approximately 25,000 additional jobs and more than 1,000 residents (serviced 
apartments, aged care and retirement), capitalising on the opportunity to locate more people and jobs 
close to rail infrastructure. The proposal received Gateway Determination in September 2016 and is 
awaiting for The Hills Council to publicly exhibit the Planning Proposal. 
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Figure 7 – Circa Commercial Precinct 
 
2.3 The Farm Sub-precinct 
 
The Farm, the setting for Bella Vista Farm Park is an iconic public precinct of history, green and activity. 
We desire it to become the community and recreation heart of Norwest featuring a multi-use community 
pavilion, amphitheatres, café, child play and farm activities, outdoor fitness, community information 
centre and meeting space. We propose this shared green space (Central Park) will be the culminating 
point of all the integrated walking and cycling paths that connect the five precincts in Norwest. 
 
Whilst The Farm is Council owned Mulpha Norwest hopes to contribute not only inspiration for its 
rejuvenation but also our expertise and money to deliver what we believe is one of Norwest’s paramount 
city shapers. 
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Figure 8 – Mulpha Norwest’s Vision for what The Farm could be 

 
2.4 The Exchange Sub-precinct 
 
The Exchange is already a bustling hub of over 10,000 workers in world leading organisations. The 
introduction of the Bella Vista Station, this burgeoning ecosystem of corporations and enterprise will 
undoubtedly continue on its path of excellence. 
 
With planning densities set to change an increase of dynamic space will deliver the potential for at least 
another 5,000+ jobs.  

 
 

2.5 The Village 
 
The Village is an established community providing a diversity of housing from terraces, town houses, 
family residences to executive mansions. With proximity to the CBD of Norwest these homes are the 
corner piece of the walkable city.  
 
An opportunity abounds for these homes to be incorporated into the new-age Smart City that Norwest is 
set to become.  
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3.0 STRATEGIC PLANNING 
 

Mulpha Norwest has lodged several Planning Proposals seeking rezoning, height and floor space ratio 
increases within Norwest Strategic Centre. These Planning Proposals seek to realise the Mulpha Norwest’s 
vision for the precinct and the strategic direction for Norwest as a Strategic Centre, particularly in context 
of the North West Metro. 

 
The site is ideally situated to deliver on a number of actions contained within the draft Central West Plan 
and the Planning Proposals and masterplan vision for the site illustrates one in which it could be developed 
to deliver on the desired strategic planning outcomes of the draft plan. Specifically, it is considered that the 
precinct is capable of accommodating a mix of employment and residential uses that will contribute to the 
local housing stock and provide greater employment and housing choice in the district, and reinforcing the 
growth of Norwest Strategic Centre and its role within the metropolitan context. This can be achieved 
through careful land use planning that retains an important role for commercial land uses (and ensures 
they do not have to compete with residential). At the same time, flexibility is required to move the current 
business park framework into the next phase, responsive to Sydney Metro and containing commensurate 
uplift in planning controls. 

 
There is clearly a significant opportunity for Norwest to transition into a vibrant mixed use precinct through 
careful and considered masterplanning across the precinct, which in turn will contribute to elevating 
Norwest as a key strategic centre of Western Sydney. A major catalyst for this change is through the 
delivery of the Sydney Metro North West, presenting an opportunity to deliver a truly transit-oriented 
precinct. 

 
A Plan for Growing Sydney identifies Norwest as a Strategic Centre and is considered a significant hub to 
support business and employment to strengthen the economic development within Sydney. Norwest will 
be an important focus for future growth due its size, diversity of activities, future connection of the North 
West Metro, and the presence of major institutional activities such as health and education facilities. 
However, Mulpha Norwest seeks to go beyond this, as an integrated mixed use precinct for aspiring 
business, quality housing, and accommodation for civic, public and leisure facilities. 

 
The proponent’s vision for the precinct is consistent with the draft Plan, as it will focus growth on high-
skilled jobs by expanding employment opportunities and mixed-use activities along with improving 
infrastructure to grow economic activity along the corridor. The scale and location of Mulpha Norwest’s 
land holdings within the precinct presents the opportunity to capitalise on business, employment, housing, 
civic, public and leisure opportunities through greater accessibility and infrastructure capacity. 

 
The proponent’s vision for Norwest is consistent with local and state government corridor strategies for the 
North West Metro, delivering upon transforming the Norwest Station Precinct by increasing employment 
opportunities along with residential densities in close proximity to rail and employment. 
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4.0 OPPORTUNITY TO DELIVER ON THE OBJECTIVES OF THE DRAFT PLAN 
 
The vision set out in the master plan vision for the site aligns with many of the objectives and Actions 
included within the draft District Plan to deliver on the planning outcomes for the Central West District. 
The above characteristics make Norwest a prime example of a development-ready site that is well situated 
to meet the objectives of the draft Plan. The following sections outline how specific Actions could be 
addressed through progressing the Norwest vision. 

 
4.1 Driving Employment Growth in Norwest Strategic Centre 

The Plan seeks to increase economic activity within Norwest. The draft District Plan outlines key job targets 
for Norwest by 2036 of 49,000 to 53,000 jobs. This is an increase of 16,600 to 19,600 jobs from the 2016 
estimate of 32,400 jobs. 

 
A priority for the West Central District is to grow economic activities within Norwest through public and 
private investment. This looks to build on opportunities to redevelop key areas within the strategic centre 
to enhance the competitiveness of its commercial office space and promote economic activity. 

 
Mulpha Norwest is already delivering upon these outcomes with its Circa Commercial Precinct Planning 
Proposal. This will create opportunities for start-up businesses, innovation clusters related to the Norwest 
hospital and an increased proportion of knowledge intensive jobs in the Central West District. This is 
anticipated to deliver up to 25,000 additional jobs and more than 1,000 residents (serviced apartments, 
aged care and retirement), capitalising on the opportunity to locate more people and jobs close to rail 
infrastructure. 

 
However, the proponent aims to further leverage on existing opportunities within Norwest to increase 
economic activity within the Norwest Precinct by transitioning the precinct into a high quality mixed-use 
environment. It is anticipated that through the realisation of Mulpha Norwest’s vision, the precinct will be 
able to deliver approximately 60,000+ workers and 20,000+ residents. This will continue to attract multi-
national businesses while creating a vibrant destination to live, learn, work and play, opening the 
opportunity to create new employment markets within the centre. This can be achieved by: 

 
 accommodation of higher employment densities; 

 
 delivering a high amenity employment location to attract investment in new commercial 

development by creating a high quality public domain; 
 

 provision of residential uses as an enabler; and 
 

 flexible land use zones to encourage a 24 hour city centre, with a vibrant day time and night time 
economy. 

 
A flexible mixed use land use zone which permits a variety of residential and commercial land uses will 
enable a wide range of complementary land uses to co-exist on the site and for development to respond to 
changing market preferences. 

 
4.2 Increase the Supply of Housing 
 
Action L2 of the draft Plan involves identifying new opportunities to create the capacity to deliver the 20 
year strategic housing supply targets. Based on medium growth scenario projections, the West Central 
District is predicted to require 53,500 dwellings to be delivered over the next 5 years and 202,500 
dwellings over the period to 2036. Housing delivery within the District during the five-year horizon is 
centered on the GPOP. This overlooks the opportunity to capitalise on the Metro Station Precincts and the 
capacity for further housing supply within Norwest over the longer term to achieve the District’s 2036 
housing target. 
 
In addition to the general guidance in A Plan for Growing Sydney the Greater Sydney Commission (GSC) has 
established a set of criteria for investigating areas to deliver urban renewal. The site meets many of the 
desired attributes for new urban renewal precincts, including: 

 
 it aligns with significant investment in regional and district infrastructure given its location 

between, and access to, the Norwest, Bella Vista and Kellyville Sydney Metro stations; 
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 it is has good access to nearby existing and planned employment areas, including: 
– Norwest businesses and hospitals; 
– Bella Vista Priority Precinct; 
– Macquarie Park and North Sydney employment centres via the Sydney Metro; 
– Blacktown Centre and the Broader Western Sydney Employment Lands via the Transit-way; 
– Parramatta and Westmead. 

 
 it is located within the catchment area that is within walking distance of centres with regional 

transport; 
 

 there is market demand for a greater mix of housing in the area and it is financially viable to deliver 
a range of housing configurations; 

 
 it is located in proximity to schools and health facilities; 

 
 there are no significant environmental or heritage constraints on or around the site that 

would preclude development; 
 

 the precinct contains large, consolidated sites under single ownership; and 
 

 it is possible to stage the delivery of the site in line with infrastructure and community facilities. 
 

4.3 Increase Housing Capacity Across the District and the ’30 minute city’ 

Action L3 of the draft Plan seeks to increase the capacity of housing across the Central West District, 
however the plan falls short of identifying new opportunities for growth outside of the Greater Parramatta 
and the Olympic Peninsula (GPOP) and the Carlingford light rail corridor north of this area. Whilst it is 
recognised that these corridors will provide significant growth for the District and it is the GSC’s intent to 
keep the draft Plans broad in scope, there is opportunity to provide a greater spread of new housing 
across the District. This is particularly the case along the North West Metro Line which represents a 
substantial public transport investment for the region. 

 

The appropriate co-location of commercial, business and residential uses within Norwest Strategic Centre, 
as highlighted by the draft Plan, will support and promote the notion of the ‘30 minute city’. Notably, The 
Sydney Metro North West will create further transport capacity for Norwest, with frequent services set to 
unlock that portion of Sydney for increased employment and residential densities. This will be the catalyst 
for further private investment within Norwest that would make a significant contribution to Norwest’s 
emergence as the Strategic Centre, in line with the draft Plans to increase economic activities and co-
locating residential, health, employment and education facilities. This would deliver upon the principles of 
the 30-minute city by locating new residents along the North West Metro that means they can access 
Macquarie Park, Chatswood and potentially St Leonards and North Sydney in 30 minutes. 

 
The Northwest Transitway also provides the site with direct access to the Parramatta CBD which is the 
‘Central Parramatta River City’ and represents the geographic centre of the wider Sydney region. This will 
support access for more residents within 30 minutes of GPOP and its’ visionary role as Greater Sydney’s 
true centre – the connected, unifying heart. 

 
4.4 Encourage Housing Diversity 

The draft Plan identifies that the existing housing stock in the West Central District is dominated by 
detached, low density housing typologies. Action L4 of the draft Plan encourages greater housing diversity 
to promote housing choice and facilitate people staying in their local area regardless of their stage of life. 
Norwest is capable of making a significant contribution to the supply and diversity of housing in the region 
by increasing the supply of residential apartments and townhouse/terrace dwellings. This will promote the 
opportunity for older generations to age in place and afford younger generations with the opportunity to 
buy into the area they grew up in by increasing the supply and diversity of dwellings. 

 

Medium density housing in Sydney is in high demand and the master plan includes townhouse 
development within the proposed mix of dwellings which will help supply ‘the missing middle’. This will 
provide for housing diversity within the site as well as across the wider District in accordance with State 
Government objectives. Given the site’s locational context, a mix of medium density development is 
encouraged for the site as it will offer a viable alternative to the traditional free-standing home whilst 
accommodating households not suited to apartments. 
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4.5 Coordination of Infrastructure 

Action L9 of the draft Plan aims to coordinate infrastructure planning with the delivery of new and 
growing communities. The mixed use development of Norwest presents the opportunity to leverage off 
significant government investments in existing and planned infrastructure. Both the Northwest Metro 
Stations and the Northwest T-way are located in close proximity to the site, offering major public 
transport connections for future residents. Redevelopment of the site for mixed use purposes would also 
support the transport network through increased public transport patronage. 

 
It is also anticipated that any new housing development such as this would contribute to the required 
infrastructure upgrades, including new infrastructure to support the surrounding road network and 
public open space. 

 
4.6 Norwest as a ‘Collaboration Area’ 

As one of the major strategic centres in the Central City, Norwest is set to play an important role in 
delivering urban infrastructure and services, jobs, and housing to support the substantial population 
growth forecast in central western Sydney. The draft Central West District Plan has identified GPOP as the 
first “Collaboration Area” in Greater Sydney. This has achieved the collaborative process between the GSC 
and key partner agencies, City of Parramatta Council, institutions and businesses throughout 2016 to 
deliver upon the GPOP vision to be ”Greater Sydney’s true centre – the connected, unifying heart”. 

 

Mulpha Norwest considers that there is merit in supporting Norwest as a ‘Collaboration Area’ where 
better outcomes can be achieved when different levels of government and in some cases the private 
sector or land owners collaborates on an agreed outcome. This will ensure that land use planning for 
Norwest creates a vibrant place more aligned with recent infrastructure investment in health and 
transport for which the GSC can leverage to encourage urban renewal, city making and opportunities for 
more smart jobs. It is critical that the planning and delivery processes for Norwest involves private sector 
stakeholders who have the capacity to implement critical elements of a shared vision for Norwest. Mulpha 
Norwest welcome the opportunity to collaborate with the Commission, Council and other key 
stakeholders to contribute to the vision for Norwest. 

 

4.7 Norwest’s role for the Western City 

Norwest is strategically located to serve both the Central and Western Cities of Greater Sydney as shown 
in Figure 7. It will be critical to consider Norwest’s role in context to the Western City and its strategic 
opportunities, such as the Western Sydney City Deal. Opportunities to enhance connectivity between 
Norwest and the Western City’s strategic centres, such as Blacktown and Western Sydney Airport, will 
enable Norwest to further assist creating a 30- minute city. By enabling Norwest to transform from a 
purely business park oriented precinct toward being a vibrant mixed-use place, this will service the 
population within the Western City, not only for its employment opportunities, but also attracting visitors 
for its amenity and services. 
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Figure 9 – A metropolis of three cities: Global Sydney 
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5.0 CONCLUSION 

Mulpha Norwest has lodged several Planning Proposals seeking rezoning, height and floor space ratio 
increases within the Norwest Strategic Centre. The Planning Proposals seek to realise the Mulpha 
Norwest’s vision for the precinct and the strategic direction for Norwest as a Strategic Centre, particularly 
in context of the North West Metro. 

 
Norwest is ideally situated to deliver on a number of Actions contained within the draft West Central Plan 
and the vision and corresponding Planning Proposals illustrates one way in which it could be developed to 
deliver on the desired strategic planning outcomes of the draft Plan. Specifically, it is considered that the 
site is capable of accommodating a mix of residential and employment uses that will contribute to the local 
housing stock and provide greater housing choice in the district, and supporting the growth of Norwest 
Strategic Centre and its role within the metropolitan context. 

 
There is clearly a significant opportunity for the Norwest to transition into a vibrant mixed use precinct, 
which in turn will contribute to elevating Norwest as a key strategic centre of Western Sydney. A major 
catalyst for this change is through the delivery of the Sydney Metro North West, presenting an opportunity 
to deliver a truly transit-oriented precinct. Considering the above, the opportunities to deliver upon a 
vibrant mixed use precinct consisting of the co-location of business and residential uses should be 
recognised in the final District Plan commensurate with its potential. 

 
Mulpha Norwest has maintained a strong working relationship with The Hills Council in supporting 
commercial businesses for continued employment growth within the Strategic Centre. This new phase for 
Norwest will need the support of the GSC and the West Central District Plan to bring the proposed 
transformation into reality. 

 
The key will be how this vision is reflected into robust but flexible planning controls which will define the 
Norwest of the next few decades. Mulpha Norwest would welcome an on-going conversation with the GSC 
and the Hills Council on these matters and how the delivery of the draft District Plans will be translated into 
the local LEP and DCP. 

 
The Mulpha Norwest would welcome the opportunity to further discuss this submission with the Greater 
Sydney Commission in their consideration of the strategic plan for the area. Should you have any queries 
about this matter, please do not hesitate to contact the undersigned on (  or  

 
 

Yours faithfully, 
 

 

 

Tim Spencer  

Executive General Manager  

Mulpha Norwest 

 




