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CATALYST DEVELOPMENT 
OPPORTUNITY:  
No constraints on land surrounding  
the new rail station

GRADUAL DEVELOPMENT 
OPPORTUNITY: 
Fragmented residential development 
likely to develop gradually

SIGNIFICANT DEVELOPMENT 
OPPORTUNITY: 
Large land parcels under single 
ownership have a greater 
potential for early development

AMENITY VIEWS: 
Ridgeline location captures long 
views to the Blue Mountains

PRECINCT ARRIVAL GATEWAY: 
Windsor Road and Victoria Avenue 
form the major precinct connection 
from the M2 Motorway
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Showground Draft Structure Plan 
1. Introduction
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Figure 1: North West Rail Link in the context of Metropolitan Sydney
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1.1 CONTexT 
 
The North West Rail Link (NWRL) is a priority transport 
infrastructure project for the NSW Government. The NWRL 
will include eight new stations and services as part of a 23 
kilometre link, running from Epping to Cudgegong in north-
west Sydney, connecting with the Epping to Chatswood Rail 
Link (ECRL) and Sydney’s wider rail network. 

The north west of Sydney is expected to experience high 
growth with the need for new dwellings and additional 
jobs to meet demand. To sustainably manage this growth, 
metropolitan planning aims to provide for a more compact, 
accessible city, capable of supporting more jobs, homes 
and lifestyle opportunities within close proximity of public 
transport. 

The delivery of a new rail line in the North West is a 
significant investment in public infrastructure and represents 
an opportunity to carefully consider the wider implications 
of rail and to comprehensively plan for the future. The North 
West has great potential to become a major transport-
oriented corridor, delivering a significant amount of housing 
and employment, high levels of self-containment and an 
unrivalled level of amenity and lifestyle within a desirable 
residential community. 

The NWRL will meet the challenge of future growth, by:

• Providing rail access between North West Sydney 
and Epping, Macquarie University, Macquarie Park, 
Chatswood, St Leonards, North Sydney and the Sydney 
Central Business District (CBD), including new rail 
services to existing centres in the Hills District, such as 
Castle Hill, Rouse Hill and Norwest Business Park.

• Reducing vehicle trips, when rail is introduced to the 
North West all modes of public transport will become a 
more attractive and accessible alternative to the private 
motor vehicle. 

• Improving travel times from, to and within the North 
West and delivering a reliable, dependable service.

1.2  RePORT STRuCTuRe

The following report is a study to determine the challenges 
and opportunities the new station will present to the 
Showground locality. This study will culminate in a collective 
vision and Draft Structure Plan for the station precinct, to 
guide the future character of the study area and to reinforce 
the delivery of the NWRL and a new station at Showground. 
In preparing the Draft Structure Plan, consideration has 
been given to the following:

1. Role of the Study Area in the NWRL corridor. 
Consideration is given to the role the Study Area will 
perform within the rail corridor and the North-West. 

2. Analysis of the physical characteristics. A 
comprehensive site analysis has been undertaken to 
ascertain the natural and physical opportunities and 
constraints of the Study Area. Please refer to Section 2: 
Opportunities & Constraints Analysis.

3. Analysis of the existing planning controls in the 
Study Area. The key planning controls that apply to 
the Study Area have been examined to determine their 
ability to respond to a new rail link and station. Please 
refer to Section 3: Current Planning Controls. 

4. Identification of Opportunities for Growth. Sites 
that may contribute to the growth of the Study Area 
in response to a new rail link and station have been 
identified. Please refer to Section 4: Opportunities for 
Growth.

5. Vision for the Study Area. The overall vision for the 
Study Area is informed by the above analysis. This 
vision will be realised through the Draft Structure Plan, 
which provides an overall guide to the future character 
of the Study Area. Please refer to Section 5: Vision and 
Structure Plan

6. Actions and Implementation. To achieve the overall 
vision for the Study Area, a series of actions to be 
undertaken, have been identified. Please refer to 
Section 6: Actions and Implementation
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Hills Centre Station 09

Figure 7: Open Space & Conservation within the Study Area
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2.3 OPeN SPACe & CONSeRVATION

Key open spaces within the study area include; 

• Castle Hill Showground 

• Cockayne Reserve

• Small pocket parks between Chapman and Dawes 
Avenues. 

In terms of biodiversity, the Study Area contains an area 
of Shale/Sandstone Transition Forest, an Endangered 
Ecological Community under the NSW Threatened Species 
Conservation Act 1995 and the Environmental Protection 
and Biodiversity Conservation Act 1999 (EPBC Act), linear in 
shape, running north-south from the Showground oval in the 
north to the residential areas in the south, which is partly 
located within Cockayne Reserve. This tract of sensitive 
vegetation is a continuation of Fred Caterson Reserve to the 
north, which is separated by Showground Road.

An isolated pocket of Cumberland Plain Woodland, an 
Endangered Ecological Community under the Threatened 
Species Conservation Act 1995 and the EPBC Act, is located 
at the north-west corner of the Study Area. The remainder 
of the Study Area is free from significant vegetation 
constraints.

Detailed ecological studies will be required to identify 
impacts on native vegetation and threatened flora and fauna 
as part of any future rezoning investigations within the 
Study Area. 

North West Rail Link20

Showground Draft Structure Plan 
4. Opportunities for Growth

Figure 18: Opportunity Sites within the Study Area
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4.1 OPPORTuNITy SITeS

The outcome of the opportunity and constraints analysis and existing planning controls 
of the Study Area leads to the identification of sites that could make a contribution to the 
evolution of the Study Area in response to a new rail link and station.

Those sites which are unconstrained present opportunities for renewal within the Study 
Area. This includes short term opportunity sites that may be renewed prior to 2036 and long 
term opportunity sites that are subject to recent residential development, however, due 
to the average 30-40 year building lifespan, may present opportunities for renewal beyond 
2036. 

The diagram adjacent highlights these opportunity sites, both short and long term. The 
sites located to the west of the proposed station present the fewest constraints with 
good connectivity and within walking distance of the proposed Showground station. 
Contiguous opportunity sites may also allow for the amalgamation of lots in to larger single 
landholdings.

In the Showground Study Area, the most significant constraints are biodiversity and open 
space, strata ownership and land zoned for road widening. Despite these constraints, a 
large proportion of the Study Area has potential to be redeveloped. Opportunity sites include 
lands located around the proposed station, the existing light industrial area and the low 
density residential area in the south-east.  

The review of the existing planning controls demonstrates that controls in the east of the 
Study Area limit residential development to low density outcomes. While it is important to 
retain the leafy suburban character of the area, residential densities within walking distance 
to the station, particularly in areas that have not seen much redevelopment in the last 15-20 
years, are suitable for medium densities. 
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Showground Draft Structure Plan 
2. Opportunities & Constraints Analysis

Figure 6: Access & Movement within the Study Area

Figure 5: Walking Catchment within the Study Area
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2.2 TRANSPORT, TRAffIC  
 & ACCeSSIbILITy

The study area is accessible from three principal routes – Showground Road to the north, 
Windsor Road to the west and Victoria Avenue through the centre. Showground Rd 
traverses in an east-west direction, linking the Study Area eastwards and westwards to 
Castle Hill and North/Bella Vista Business Park, respectively. Windsor Road provides the 
main north-south connection between the M2 Motorway and suburbs to the north including 
Beaumont Hills and Kellyville. Victoria Road provides the major north-south link within 
the Study Area and runs through the existing light industrial area. Carrington Road is a 
secondary road providing an east-west connection between Showground Road and Victoria 
Road.

Within the existing light industrial area, the street pattern is large-grain and connective,  
feeding mainly onto Victoria Avenue and Windsor Road. In the low density residential area 
the road network is fine-grain and mainly connective, except around Cockayne Reserve 
where there are a number of culs-de-sac. 

Cycling and pedestrian infrastructure is disjointed throughout the study area. The absence 
of dedicated cycling lanes creates a hostile environment for active modes of transport. Bus 
services are provided along Victoria Avenue, Windsor Road and Carrington Road.

Figure 5 below demonstrates the 5, 10 and 20 minute walking catchments from the 
proposed station location. Within the Study Area, pedestrian and cycling accessibility is 
restricted by barriers associated with the lack of connectivity between the station and the 
existing industrial area.

25Hills Centre Station

Figure 20: Draft Structure Plan for the Showground  Study Area
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A DEFINED AND MEMORABLE ARRIVAL EXPERIENCE:

The Heartland site is an important precinct arrival gateway bound by Victoria and 
Windsor Roads. Victoria Road provides access to the precinct from the M2 Motorway 
and is the main north south spine connecting to Carrington Road and the station.

SHORT TERM GROWTH AND RETURN ON INFRASTRUCTURE INVESTMENT:

The heartland site and many of the sites along Victoria Avenue comprise large lots and 
are under single ownership making them more likely to redevelop in the short term.  
While there is a significant area of opportunity sites to the south east of the station, this 
area is made up of lots of small lots under different ownership.  It is unlikely development 
in this area will occur rapidly. 

GREEN AMENITY AND SCENIC VIEWS:

Maximise views to the Blue Mountains from the ridgeline and create a network of green 
shady streets that link to parks and the Sandstone Transition Forest.  There are no 
environmental constraints on the site or the adjacent areas.  

TRANSPORT, TRAFFIC AND ACCESSIBILITY OPPORTUNITY SITES OPEN SPACE AND CONSERVATION

A WALKABLE NEIGHBOURHOOD

A finer grain permeable road network will significantly reduce walking times to the 
proposed Showgrounds Station.

A VIBRANT NEIGHBOURHOOD: 
The Showground Station Draft 
Structure Plan identifies the 
Heartland site within a bulky 
goods zone.  There is an 
opportunity to create a vibrant new 
neighbourhood that will attract 
further investment by introducing 
a greater area of mixed use 
development which will result in an 
active and vibrant community.
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2. Opportunities & Constraints Analysis

Figure 6: Access & Movement within the Study Area

Figure 5: Walking Catchment within the Study Area
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2.2 TRANSPORT, TRAffIC  
 & ACCeSSIbILITy

The study area is accessible from three principal routes – Showground Road to the north, 
Windsor Road to the west and Victoria Avenue through the centre. Showground Rd 
traverses in an east-west direction, linking the Study Area eastwards and westwards to 
Castle Hill and North/Bella Vista Business Park, respectively. Windsor Road provides the 
main north-south connection between the M2 Motorway and suburbs to the north including 
Beaumont Hills and Kellyville. Victoria Road provides the major north-south link within 
the Study Area and runs through the existing light industrial area. Carrington Road is a 
secondary road providing an east-west connection between Showground Road and Victoria 
Road.

Within the existing light industrial area, the street pattern is large-grain and connective,  
feeding mainly onto Victoria Avenue and Windsor Road. In the low density residential area 
the road network is fine-grain and mainly connective, except around Cockayne Reserve 
where there are a number of culs-de-sac. 

Cycling and pedestrian infrastructure is disjointed throughout the study area. The absence 
of dedicated cycling lanes creates a hostile environment for active modes of transport. Bus 
services are provided along Victoria Avenue, Windsor Road and Carrington Road.

Figure 5 below demonstrates the 5, 10 and 20 minute walking catchments from the 
proposed station location. Within the Study Area, pedestrian and cycling accessibility is 
restricted by barriers associated with the lack of connectivity between the station and the 
existing industrial area.
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SERVICE LANES: 
Utilise the wide road reserve to introduce 
service lanes that provide safe access to 
development while limiting driveway access 
from Vuictoria Avenue

IMPROVED ACCESS  
AND LEGIBILITY: 
Introduce a fine grain network of roads 
that break down the scale of the grid 
creating a walkable neighbourhood

GREEN NETWORK: 
Create green shady streets that link 
to the Cockayne Reserve providing 
residents and workers with a high 
level of amenity

MIXED USE WITH BULKY 
GOODS FOCUS: 
Maximise potential growth for 
residents and workers whilst 
providing an active and visually 
attractive arrival to the precinct

MIXED USE WITH  
COMMERCIAL FOCUS: 
Frame Carrington Road and 
the journey to the station and 
showgrounds with an active built 
form edge.

24 HOUR ACTIVITY: 
Create a safe and vibrant 
neighbourhood at all times of day 
seven days a week with a mix of 
uses along key spines

VICTO
RIA AVENUE

CARRINGTON ROAD

W
INDSOR ROAD

THE 
SHOWGROUNDS 

WINDSOR ROAD

Legend

Green Spine

Network of green links

Mixed use with commercial focus

Mixed use with bulky goods  
retail focus

Proposed road

Proposed service lane

Existing road

HEARTLAND SITE
CASTLE HILL

Vision



14
10 
17

HEARTLAND SITE
CASTLE HILL

Vision



14
10 
17

INTERNAL 
COURTYARD

NEW 
ROADS ALONG 

PROPERTY 
BOUNDARIES

TALLER 
BUILDINGS AT 

KEY CORNERS

NEW SERVICE 
ROAD

NEW 
ROADS ALONG 

PROPERTY 
BOUNDARIES

PUBLIC OPEN 
SPACE

TALLER 
BUILDINGS AT 

KEY CORNERS

VIC
TO

R
IA  AVEN

U
E

WINDSOR  ROAD

PACKARD  AVENUE

HEARTLAND SITE
CASTLE HILL

Vision - Concept Plan for Heartland Site



14
10 
17

Gardeners Road

Bo
ta

ny
 R

oa
d 

Precedents - Alexandria

HEARTLAND SITE
CASTLE HILL



14
10 
17

WTG WWEWW YYAYWAAGGGGATTGAATG TEEWTG WWEWWAYAYAYAYAYWAYAYAYAYGAGAGATGGGATTGAATAGAATETEEWEW HUUOUUSOOUSS THHUTTHU HHUUTUTUTOUUSOOUSOSOSOOSOO THHUTTHTUTTH RA M TTTATTTTMAAMAMMM TARAA AAPAPAPA RRRRRARRRA M TTTATTTTATMATATTATTMAMMM AATAARAAMAM AAAAAAPAPAPAPPPAPPPARRRRRRRRRRARRRRR P4

ARTIST IMPRESSIONARTIST IMPRESSION

PLAZA

G AAAGGGGAGAAG WTG WWEWWAYAYAYAYAYWAYAYAYAYGAGAGATGGGATTGAATAGAATETEEWEW OSOOSS HUUTUTUTOUUSOOUSOSOSOOSOO THHUTTHTUTTH A AAAA AAA AAAAAA RA M TTTATTTTATMATATTATTMAMMM AATAARAAMAM AAAAAAPAPAPAPPPAPPPARRRRRRRRRRARRRRR P1AERIAL

ARTIST IMPRESSIONARTIST IMPRESSION

G AAAGGGGGAAG WTG WWEWWAYAYAYWAYAYAYGAGATGGG TTGAATGAATTEEWEW SOOSS HUUTUTUUSOOUSOSOSOO HHUTTHUTTH A AAAA AAA AAAAAA RA M TTATTTTMATATATTMAMMM ATARAAMAM AAAAAPAPAPPAPPA RRRRRRRRARRRR P3

ARTIST IMPRESSIONARTIST IMPRESSION

CHURCH STREETCHURCH STREET

Precedents - Gateway South Parramatta

HEARTLAND SITE
CASTLE HILL



14
10 
17

HEARTLAND SITE
CASTLE HILL

Precedents - Fortitude Valley


