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1
1.1

INTRODUCTION
Context and limitations

This report summarises publicly available current and draft local planning policies and strategies for
Sydney Metropolitan Area Local Government Areas (LGAs).
Associated hyperlinks, where available, have been inserted throughout the report. Initial Council
comments relevant to the scope of this report have been incorporated. However, it should be noted
that this report does not capture the full extent of strategic planning work that Councils are currently
undertaking but instead provides a catalogue of current and draft local planning policies and strategies
that are publicly available information as at February 2016 1.

1.2

This report

This report provides a summary of planning policy and strategy in the West Central District of Sydney.
It contains summaries for the following LGA’s:
Auburn
Bankstown
Blacktown
Holroyd
Parramatta
The Hills.

1 These reports

were initially researched and prepared in July 2015. They were provided to Councils for comment in February 2016.
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AUBURN

District
West Central
LGA
Auburn
Vision
Auburn City is:
 A community with a sense of pride
 A place which celebrates cultural diversity
 An inclusive, harmonious and welcoming community
 A place of learning and leadership
 A vibrant centre of economic activity
 A sustainable city.
Auburn City Community Strategic Plan 2013-2023.
http://www.auburn.nsw.gov.au/Govern1/CorporatePlanning/Pages/Current-Plans-and-Reports.aspx
Key Issues
 The need to retain industrial lands to support regional requirements, and to allow for large floor plate
employment uses in the longer term. It also supports blue collar jobs needed for the local workforce (to
avoid exacerbating the current jobs mismatch identified in the Employment Lands Strategy). In
particular, Silverwater industrial area should be retained as it is one of Sydney Metropolitan Area’s most
important industrial estates
 The need to protect the bulky goods cluster along Parramatta Road to service the broad regional
catchment
 The need to protect the capacity of the Clyde freight/rail hub to operate to its maximum capacity to
encourage a shift from truck to rail.
 Affordable housing that is appropriate for the needs of a range of very low to moderate income
households
 Deliver a greater mix of housing types as the LGA is dominated by single dwellings (townhouses, villas,
attached housing)
 Auburn experiences high levels of housing stress
 Protection of environmental heritage conservation areas and potential archaeological sites.
 The need for renewal of Lidcombe Town Centre
 Difficulty of increasing open space to support increasing density in Auburn and Lidcombe Town Centres.
 The need for local precedents of high quality urban design and built form
 A number of failing intersections that are governed jointly by state government and Council, with no
state funding for upgrades required to address the projected population growth.
 Wentworth Point has particularly poor public transport access
 Significant reductions in train frequencies on both rail lines following last timetable change.
Indigenous History
The original Aboriginal inhabitants of the Auburn area are the Wangal and Wategora people. The Darug
nation is a language group of Aboriginal Australians who are the traditional custodians of much of what is
modern day Sydney. There are a number of Aboriginal sites in Auburn City around the area of Duck River,
including spiritual, cultural and significant women's sites. Auburn Council has published several documents
including Aboriginal Protocols and Guidelines (2011) to manage the Indigenous history of Auburn.
http://www.auburn.nsw.gov.au/Community/CulturalDiversity/Pages/IndigenousAuburn.aspx
http://www.auburn.nsw.gov.au/Govern1/CouncilMeetings/Business%20Papers%202011/Attachment%20to
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%20Item%20183-11%20%20Adoption%20of%20the%20Aboriginal%20Protocols%20and%20Guidelines%20%20Attachment%202.pdf
Jobs
Centres

Auburn has one strategic centre identified in A Plan for Growing Sydney.


Sydney Olympic Park (although it is largely under the control of the Sydney Olympic Park
Authority).

The Auburn Employment Lands Strategy (December 2015) has the following hierarchy of
centres:
 Specialised Centre – Sydney Olympic Park-Rhodes
 Town Centre - Lidcombe, Auburn
 Village Centre- Berala, Newington, Regents Park, Wentworth Point Wharf, Sydney Olympic
Park, Carter Street, New Centre in Precinct 14
 Neighbourhood Centre- Botanica, Wentworth Point, Wellington Road, Silverwater.
http://www.auburn.nsw.gov.au/Develop/StrategicPlanning/Pages/Auburn-LEP-Review.aspx
Employment Industrial zones
Lands
1. Queen St Auburn (IN2), 2. Lidcombe south (IN2), 5. Silverwater (IN1), 6. Lidcombe West
(IN1), 7a & 7b. South of Rookwood (IN1), 8. Regents Park (IN1), 9. Clyburn (IN1), 10. Lidcombe
East (IN1), 11a & b. Church St Lidcombe/Rookwood (IN1), 12. Auburn West (boundary change
recommended, such that this precinct would only cover the IN1 zone).
Business zones
1a Central Auburn (B4), 2a Lidcombe (B4), 3 Parramatta Road corridor (B6), 5a Silverwater
(B1)
13 Newington Business Park and local centre (B2), 14 Silverwater Road (B6, with a new centre
recommended within the precinct), 15 Berala (B2), 16 Regents Park centre (B2), 17 Wellington
Road Auburn (B1).
The central position of Auburn within metropolitan Sydney makes it an excellent proposition
from a service perspective, this and good quality stock of employment floorspace provides it
with a strong foundation for renewal to accommodate future employment growth.
Local businesses employed over 46,000 workers in 2011 (ABS 2012). Auburn LGA has a high
employment self-sufficiency rate, but a low employment self-containment rate with just over
18.0% of local residents who have a job also working in the local area. Auburn has a
significantly greater share of jobs in manufacturing than the Sydney average and continues to
be the place where Sydneysiders come to buy appliances and homewares. The goods and
services role will remain a feature of Auburn’s employment future.
From January 2012 to January 2014 the quantity of employment lands in Auburn LGA
decreased by 4.2ha. Further decreases have occurred with the rezoning of the Carter St and
Wentworth Point Priority Precincts.
Auburn LGA has a strong GDP per capita of over $100,000. This is driven primarily by higher
value adding sectors such as the financial and insurance services sector (it is noted that the
relocation of the Commonwealth Bank in the near future away from Sydney Olympic Park is
likely to have an impact on this figure).

Auburn also has a strong representation of arts and recreation services compared to West
Central and North West and the broader Sydney region, likely attributed to sports and
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recreation in Sydney Olympic Park.
The study has forecast additional floorspace demand to 2031 by precinct. Table 1 summarises
the results overall for Auburn LGA (additional Floor Space Projections 000m2).

The decline in industrial floorspace is most marked in precincts 5, 13, 14 and 8. However,
there is a disproportional increase in commercial floorspace in those precincts, as well as
Precincts 3, 6 and 12, resulting in an overall increase in employment floorspace demand.
Key industry demand is projected to be from construction, education and training, and health
care and social assistance services.
The capacity assessment finds that the Study Area has broadly sufficient (planning) capacity to
accommodate projected future employment growth. Note that ‘market capacity’ could be
different, as businesses and industry will seek accommodation that feasibly meets their
commercial requirements.
Over the longer term (post 2025) a rezoning of industrial lands to play a strong service hub
role could be considered, to business zones with a commensurate increase in density to
permit more business/commercial type uses to locate therein, to accommodate employment
growth which will increasingly be driven by local population and household demand for goods
and services.
http://www.auburn.nsw.gov.au/Develop/StrategicPlanning/Pages/Auburn-LEP-Review.aspx
Retail

The existing retail hierarchy in Auburn is provided in the Auburn Employment Lands Strategy
(December 2015). Auburn LGA does not contain any major centres. Consequently existing
centres are focused on localised convenience and comparison goods shopping.
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From an assessment of generic planning capacity against projected floorspace demand, Berala
and Regents Park village centres currently lack the capacity to accommodate projected
floorspace demand. Extensions of the B2 Local Centre zones warrant investigation. (Note
there is a planning proposal in the final stages that would increase capacity in Berala town
centre). The Strategy has identified retail floorspace demand in Auburn to 2031.

http://www.auburn.nsw.gov.au/Govern1/CouncilMeetings/Business%20Papers%202014/Atta
chment%20to%20Item%20309-14%20%20Draft%20Auburn%20Employment%20Lands%20Strategy.pdf
Other

Carter Street and Wentworth Point are Priority Precincts that are planned to serve retail and
commercial purposes. Carter Street Lidcombe proposes 12,000sqm of retail along Uhrig Road
and an 11.4 ha business and technology park along the M4 corridor. Both the Carter Street
and Wentworth Point Precinct has been finalised.
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Housing
Local Housing Auburn City Residential Development Strategy (2015) forecasts 23,126 dwellings to 2031.
Strategy
Future areas of Sydney Olympic Park, Wentworth Point and Carter Street will account for 74%
to 84% of new housing stock. The Strategy highlights significant capacity under current
existing controls to cater to forecast population and dwelling growth.
The strategy identifies areas for consideration for future increases in density, recognising that
reasons other than housing targets may warrant the consideration of future rezoning around
the centres.
Auburn and Lidcombe are centres serviced by rail and occupy medium to high density and
mixed use activity. The map below identifies the location of low, medium and high density
areas in the LGA.

Residential Land – Auburn City Residential Development Strategy (AECOM) 2015

West Central District 6

Recent ReZonings

The following list consists of planning proposals that are yet to receive Gateway.
 Land bounded by Macquarie Road, Simpson Street, St. Hillier's Road and southern
boundary of B6 Enterprise Corridor land having frontage to Parramatta Road – rezone
land to R4 high density residential and increase height limit to 18-20m. Approved at
Gateway and with RPA for implementation
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=1941
 1A and 1B Queen Street, Auburn – rezone to R4. Potential for 810 dwellings. Approved at
Gateway and with RPA for implementation
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=1043
 74-112 Auburn Road, 15-57 Susan Street, 4-8 Beatrice Street, Auburn – rezone from R3
to R4. Potential for approximately 666 dwellings. Approved at Gateway and with RPA for
implementation
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=1587
 116-132 Amy Street, 204 Smith Street and 1, 3, 5, 7, 7A and 9 Maunder Street, Regents
Park - rezone land to part R4 High Density and part RE1 public open space, allow a
maximum height of 20m and allow a maximum FSR of 1.4:1 at. The planning proposal was
recommended by the Sydney West Joint Regional Planning Panel to not proceed, however
determined by the Acting Deputy Secretary to proceed to Gateway determination.
Significant community opposition. The Gateway determination approved the progression
of an amended proposal with conditions, and referred it to the JRPP for implementation
 Lot 22 Eric Crescent, Lidcombe - to reclassify a small site to operational land. Approved at
Gateway and with RPA for implementation. Public Hearing held 9 February 2016
 Berala Village, Berala – Proposes to rezone certain lands from R2/R3/R4 to R3/R4/B2 and
amend principal development controls. Development potential to around 500 dwellings
and 1,884m2 of retail GFA. Approved at Gateway and with RPA for implementation.

Affordable
Housing

Under Auburn LGA Residential Development Strategy Draft Report (2014), housing stress is a
major issue in the LGA. Areas of housing stress are located around centres, namely Auburn,
Lidcombe, Berala and Silverwater. Areas of social housing are located in Regents Park and
Auburn. These areas are experiencing high rates of housing stress.

Priority
No greenfield areas are identified.
Growth Areas
(Greenfields)
Urban
The Strategy has identified Carter Street, Wentworth Point and Sydney Olympic Park as State
Renewal
Government initiated projects.
 Carter Street is a 52 ha urban renewal site which is anticipated to deliver 5,500 new
dwellings to 2036. The site is expected to be predominately R4 High Density Residential
 Wentworth Point has been rezoned for mostly R4 High Density Residential and is
anticipated for approximately 2,300 dwellings over the next 15 years
 Sydney Olympic Park is subject to development in accordance with the 2030 Master Plan.
The 430 ha site anticipates 4,846 dwellings.
Additionally, Council has increased the floor space ratios in Auburn and Lidcombe Town
Centres in 2014, however there is a mismatch between the FSRs and heights. A study into the
appropriate heights, and some extension of these centres is almost complete and expected to
be reported to the Council in early 2016. The LEP Review is expected to include measures to
address this issue which could result in significant opportunities for renewal of built form in
Auburn and Lidcombe.
In addition, Council has increased the floor space ratios in Auburn and Lidcombe Town
Centres in 2014, however there is a mismatch between the FSRs and heights. A study into the
appropriate heights, and some extension of these centres is almost complete and expected to
be reported to the Council in early 2016. The LEP Review is expected to include measures to
address this issue which could result in significant opportunities for renewal of built form in
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Auburn and Lidcombe.
Council recently completed a $7 million public domain upgrade of Auburn Town Centre. A
public domain upgrade of Berala Village Centre has been endorsed by Council in early 2015
anticipated to start in the coming year.
The Draft Parramatta Road Urban Transformation Strategy provides for a potential creative
precinct with residential above on Parramatta Road and increased residential density in North
Auburn. It anticipates 1,855 new dwellings and 12,281 new jobs in the Auburn precinct by
2050. See https://newparrard.com.au/
General Infill In addition to the priority precincts, there is substantial potential under existing FSRs in the
centres of Auburn, Lidcombe, Berala and Regents Park (though the latter is not likely to be
feasible for some years).
Redevelopment for dual occupancy and secondary dwellings remains popular.
Sustainability
Liveability
Liveability is addressed in the Auburn City Community Strategic Plan 2013-2023 within the
section Our Places: Attractive and Liveable. Priority areas for addressing liveability within the
plan have been identified by the local community. The plan seeks seven (7) specific outcomes.
This feeds into Council’s Delivery Plan and then Operational Plan 2015/16, which identifies 21
strategic directions to achieve these outcomes.
http://www.auburn.nsw.gov.au/Govern1/CouncilMeetings/Business%20papers%202013/Atta
chment%201%20to%20Item%20122-3%20%20Draft%20Community%20Strategic%20Plan%202013-2023.pdf
http://www.auburn.nsw.gov.au/Govern1/CorporatePlanning/CorporatePlanningDocuments/A
dopted%20Auburn%20City%20Council%20Delivery%20Program%2020132017%20and%20Operational%20Plan%202015-16.pdf
Open Space Council is currently reviewing and updating its open space strategy. The consultant’s report is
anticipated in early 2016.
Currently, there are 81 Parcels of Open Space (including parks in Botanica and Wentworth
Point). This does not include the RE1 zones in the recently rezoned Carter Street precinct.
41 Parks with playgrounds are located around the LGA.
Estimated total area of Open Space = 83.03 ha (excluding Golf Courses and Botanic Gardens)
 Botanic Gardens 11.54 ha
 Auburn Public Golf Course 26.71ha
 Carnarvon Golf Course 42.75 ha.
Total Open Space Area 168.03 ha (does not include Sydney Olympic Park).
Majority of sporting fields located on the western edge of the LGA. Lack of Sporting Fields
north of the M4. Council currently leases one field (Wilson Park) from SOPA. The cost to hire
sports fields under SOPA administration very high and does not allow for grass roots sports to
develop.
Additional open space is required in Auburn North. The town centres of Auburn and Lidcombe
(north side) are not well served by open space.
The map gives a general sense of the location of open space. A more updated map will be
available on completion of the open space strategy.
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http://www.auburn.nsw.gov.au/Govern1/CouncilMeetings/Business%20Papers%202014/Atta
chment%20to%20Item%20310-14%20%20Draft%20Auburn%20Residential%20Development%20Strategy.pdf
High
E2 Environmental Conservation zone around Sydney Olympic Park. Saltmarsh and mangroves
Environment present along the riverfront.
Value
The Duck River corridor contains patches of endangered vegetation communities and a
permanent roosting camp for the Grey Headed Flying Fox, listed as vulnerable by both federal
and state legislation.
Rookwood cemetery also contains significant Vegetation Conservation Areas, which include
approximately 25% of the Cooks River Castlereagh Ironbark Forest community remaining
within the Sydney Basin as well as other state and/or federally listed flora, fauna and
vegetation communities.
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Hazards

Other

Other
Other



Parts of Auburn and Berala Town Centres and a significant portion of Lidcombe Town
Centre are affected by flooding
 Industrial areas within Silverwater are heavily affected by flooding.
 Environmental management around Olympic Park
 Heritage constraints around Auburn and Lidcombe Town Centres.
 Wentworth Point is also affected by flooding
 Many of the flood prone areas are also affected by Acid Sulphate Soils
 Sea level rise is likely to have impacts on tidal areas around Sydney Olympic Park and the
Wentworth Point foreshore and seawall
 Many sites are affected by contaminated soils
Auburn Sustainability Action Plan 2011-15 illustrates 23 strategic directions and 22
environmental targets for the council and community to achieve by 2021. Some of the targets
include:
 30% reduction in Councils water consumption by 2021
 15% reduction in Councils energy consumption by 2021
 30% reduction in the amount of paper purchased by council
 3 water bubblers installed in Auburn Town Centre.
http://www.auburn.nsw.gov.au/Govern1/CouncilMeetings/Business%20papers%202013/Atta
chment%20to%20Item%20067-13%20%20Draft%20Auburn%20Sustainability%20Action%20Plan%202011-15.pdf

Auburn City Community Strategic Plan has included 9 priority areas identified by the
community in addressing sustainability. 18 strategic directions are provided with 34 programs
identified in the Operations plan 2015-16 to address issues of sustainability.
http://www.auburn.nsw.gov.au/Govern1/CouncilMeetings/Business%20papers%202013/Atta
chment%201%20to%20Item%20122-3%20%20Draft%20Community%20Strategic%20Plan%202013-2023.pdf
http://www.auburn.nsw.gov.au/Govern1/CorporatePlanning/CorporatePlanningDocuments/A
dopted%20Auburn%20City%20Council%20Delivery%20Program%2020132017%20and%20Operational%20Plan%202015-16.pdf
Council’s current contributions plan is a Section 94A levy. A draft contributions plan for the
Carter St Priority Precinct is expected to go to Council (administrator) in February, as the
current plan does not relate to the redevelopment of the precinct for commercial and
residential purposes.
Current plan:
http://www.auburn.nsw.gov.au/Develop/Development-Contributions/Pages/DevelopmentContributions.aspx
Proposed draft for Carter St precinct – will be available very soon at
http://www.auburn.nsw.gov.au/Develop/Development-Contributions/Pages/DevelopmentContributions.aspx
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BANKSTOWN

District
West Central
LGA
Bankstown
Vision
Bankstown is a thriving centre of Greater Sydney. We enjoy the services and facilities of a prosperous,
growing city with lively neighbourhoods and a proud history. Our diverse population live and work
together in harmony.
Bankstown is a modern, active community with quality transport infrastructure, clean waterways,
pristine bushland and great community spaces and parks.
Bankstown Community Strategic Plan (2013-2023):
http://online.bankstown.nsw.gov.au/Docs/Temp/000_00472692.001.pdf
Key Issues
 The provision of regional infrastructure is required to improve road and rail access, particularly for
major centres such as Bankstown CBD. There is a reliance on bus services in areas where there is no
rail infrastructure
 Decline in manufacturing will affect the employment base in Bankstown
 Need to support declining local retail centres particularly those that do not have the capacity for
significant growth in the existing retail base
 Facilitating infill, particularly due to difficulty in consolidating lots to allow facilitate development
 Need to ensure residents have access to good quality community facilities, particularly in areas
where there is limited public transport
 Social disadvantage and the redevelopment of public housing.
Indigenous History
In 2012, Bankstown City Council released an Aboriginal and Torres Strait Islander Reconciliation Action
Plan (refer to http://online.bankstown.nsw.gov.au/Docs/Temp/1C6_00407512.002.pdf)
The vision statement within the plan states:
“Bankstown City Council acknowledges that we are meeting on the traditional country of the
Daruk (Darag, Dharug, Daruk, Dharuk) people.
We recognise and respect their cultural heritage, beliefs and relationship with the land. We
acknowledge that they are of continuing importance to Aboriginal and Torres Strait Islander
people living today.
Council also acknowledges other Aboriginal and Torres Strait Islander language groups in the
city and works closely with Aboriginal and Torres Strait Islander communities to advance
reconciliation in the city”.
Jobs
Centres

Bankstown is identified as a strategic centre identified in A Plan for Growing Sydney.
Bankstown airport-Milperra is identified as a transport gateway.
The Bankstown Employment Lands Development Strategy was adopted by Council in 2009
and incorporates both strategic centres and employment lands:
West Central District 11

http://online.bankstown.nsw.gov.au/Docs/Temp/12B_00446C7B.001.pdf
The centre hierarchy for Bankstown is detailed below:

 Bankstown is located between the Hume Highway and Milperra Road/M5 corridors,
and is located on the heavy rail network surrounding Bankstown railway station. It is
considered to be the key business, shopping and administrative centre for the
southern areas of the West Central District. In 2006 the centre had around 9,600
jobs. A key issue is the lack of A-Grade office space
 Bankstown Airport/Milperra is traversed by Milperra Road, and bordered by Henry
Lawson Drive to the west, Marion Road to the north and by the M5 Motorway to the
south, and extends as far as Chapel Road to the east. It is a significant activity centre
which includes Bankstown Airport, Milperra Industrial Precinct and Milperra Campus
of the University of Western Sydney. The centre contains 15,400 jobs (22% of the
LGA). Challenges for the centre include poor traffic movements, pressure on car
parking and managing access to the M5.
Centres and employment lands in the LGA are shown below:
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The employment lands study identifies that 4,000 new jobs will be generated in the
Bankstown CBD and 4,000 new jobs will be generated in the Bankstown Airport–Milperra
Specialised Centre by 2031.
Challenges for the centre include poor traffic movements, pressure on car parking,
managing access to the M5 and need for better coordination between local, state and
federal planning.
Employment The Bankstown Employment Lands Development Strategy was adopted by Council in 2009.
Lands
http://online.bankstown.nsw.gov.au/Docs/Temp/12B_00446C7B.001.pdf
Bankstown/Padstow Industrial Precinct contains about 133 hectares of industrial zoned
land. Characterised by large engineering companies, furniture manufacturers, food
distributors, warehouses, smash repair workshops and bulky goods complexes, the
Precinct contains around 8,600 jobs.
The Chullora Industrial/Technology Park Precinct contains about 234 hectares of industrial
zoned land incorporating a business park to the north. Chullora is the hub for newspaper
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printing and publishing, housing large scale operations for both Fairfax and News Limited.
Large engineering companies, clothes distributors, smash repair workshops, self-storage
facilities and car dealerships also feature to the south. The Chullora Industrial/Technology
Park Precinct contains around 8,100 jobs.
Condell Park Industrial Precinct contains about 29 ha of industrial zoned land characterised
by large electrical and engineering companies, furniture manufacturers and printers. A
weakness of Condell Park is its lack of connectivity with the neighbouring Specialised
Centre.
Sefton Industrial Precinct contains about 33 ha of industrial zoned land characterised by
electric and engineering companies, warehouses and smash repair workshops. It is
adjacent to Sefton railway station, serviced by the Bankstown and Inner West lines, and
bordered by the still developing Regents Park Industrial Area to the north. The Sefton
Industrial Precinct contains around 2,000 jobs.
Villawood Industrial Precinct is around 163 ha in size and characterised by heavy chemical
and metal manufacturers, engineering companies, warehouses, distribution centres,
depots and the National Archives. There are around 6,000 jobs within the Villawood
Precinct. In setting future directions for the Villawood Precinct, the emerging profile of
industrial specialisation in transport, warehousing and urban services is particularly
important.
These employment lands are shown on the map in the Strategic Centres section.
The employment lands study identifies that the older industrial precincts are likely to lose
2,000 jobs by 2031.

Retail

Council adopted the Bankstown Economic Development Strategy in 2014. The key
objectives of the strategy can be found:
http://www.bankstownbusiness.com.au/index.aspx?NID=964
Council has completed retail floorspace demand analysis to assist in the development of all
Local Area Plans. This covers all of the retail/commercial centres from village down to
neighbourhood centres.
The Local Area Plans contain actions that seek to enhance retail and commercial activity
within the all of the centres. This includes actions to retain retail and commercial
floorspace on ground floors of mixed-use developments in the core streets of the centres,
the expansion of the business zone where appropriate, and the enhancement of public
domain and the pedestrian environment to encourage more time spent in centres.
Council also adopted the Bankstown Economic Development Strategy in 2014. The
Strategy identifies the following Key Result Areas:
1. Enhancing the Bankstown “brand”
2. Building management capabilities
3. Boosting competitiveness through innovation
4. Creating local market opportunities
5. Encouraging international business linkages
6. Attracting and facilitating investment
7. Strengthening our workforce
8. Improving eco-efficiency
9. Planning for growth
10. Leveraging business tourism opportunities.
http://www.bankstownbusiness.com.au/index.aspx?NID=964
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Housing
Local Housing The Bankstown Residential Development Study was adopted by Council in 2009 and
Strategy
outlines how the LGA will accommodate population growth and key issues in relation to
residential development.
http://online.bankstown.nsw.gov.au/Docs/Temp/150_0033F924.001.pdf
The study recommends that there are opportunities within the LGA to meet a dwelling
target of 16,000 dwellings by 2021 and Council will review the study after 2021 to identify
how Bankstown can meet any future targets. This suggests that the study will not be
updated again until 2021.
There are three key strategic directions for residential development in Bankstown LGA
under the Study:
 Stage the supply of housing numbers
 Ensure the distribution of housing numbers enhances neighbourhood character and
amenity
 Ensure the distribution of housing numbers supports the opportunity to make the
local shopping centres a mode of sustainable renewal and redevelopment.
The following centre hierarchy applies to residential development:

The Study adopts an approach of having 60% of dwelling growth (9,940 dwellings) in the
Bankstown CBD and local shopping centres. The remaining 40% (6,060 dwellings) would
occur as infill development in the neighbourhood areas (refer to map in General Infill
section for distribution).
The strategic directions and actions within the Study were incorporated into the LEP which
was gazetted in 2015.
As a key direction of the Bankstown Residential Development Strategy (2009), Council
resolved to prepare the Local Area Plans for the local areas that make up the LGA. The
status of the Local Area Plans are:
 CBD: LEP and DCP amended in March 2014
 North West: LEP and DCP amended January 2016
 South East: Public Exhibition (end 26 February 2016)
 South West: Public Exhibition (end 26 February 2016)
 North West: Public Exhibition (end 26 February 2016)
 North East: Public Exhibition (end 26 February 2016).
Bankstown’s Local Area Plan Process is the key mechanism Council is using to implement,
and update, the directions adopted in the Residential Development Strategy (2009). Our
Local Area Plans provide a comprehensive evidence-based strategic plan that can directly
feed into the district planning process. Further, adopted local area plans would achieve a
significantly higher 2031 new dwelling yield than that proposed in the 2009 Residential
Development Strategy.
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Council resolved to prepare Local Area Plans for the seven local areas that make up the
City of Bankstown. These local areas combine the suburbs and environmental catchments
of distinctive physical character.

Recent ReZonings



Riverlands Golf Course site in Milperra. Proposal to rezone certain land in Milperra
(known as the Riverlands Golf Course site) to allow for low density housing and the
continuation of part of the site for open space. The proposal is currently with the
Department of Planning awaiting gazettal
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=350
 North West Local Area (Bass Hill, Chester Hill, Georges Hall, Lansdowne, Sefton and
Villawood East) – implement the North West Local Area Plan. Potential capacity for
2,363 additional dwellings. Approved at Gateway and with RPA for implementation.
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=1267
Bankstown City Council does not have its own affordable housing policy.

Affordable
Housing
Priority
Not applicable.
Growth Areas
(Greenfields) The Potts Hill release is currently under development on the old Sydney Water reservoir
site off Brunker Road. The development has been managed by Urban Growth.
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Urban
Renewal

The Sydenham to Bankstown urban renewal priority corridor is located in Bankstown LGA.
This was recently announced by the Department of Planning and Environment in response
to the proposed Sydney Metro CBD and South West rail infrastructure project. The
Sydenham to Bankstown Urban Renewal Corridor Strategy was recently exhibited by the
Department of Planning and Environment.
http://www.planning.nsw.gov.au/Plans-for-Your-Area/Priority-Growth-Areas-andPrecincts/Sydenham-to-Bankstown-Urban-Renewal-Corridor/How-to-get-involved

General Infill Council’s policy and directions for general infill residential are set out in the Local Area Plan
Issues Papers.

The following issues have been identified by Council in relation to infill development within
the Bankstown Residential Development Study and Bankstown Local Area Plans:
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 The need to plan for communities and people, not numbers. Higher density
communities cannot afford to be polarised. This means real social mix and balance for
long term residents, children and older people
 The incremental intensification of older suburbs with multiple and fragmented
ownership. There is a need for mechanisms to promote site consolidations, and to allow
more thoughtful and integrated renewal of fragmented centres
 The need for locally determined and integrated neighbourhood planning, not broad
brush permissive rezoning
 Achieving greater access and equity to infrastructure, services and facilities. This will
include addressing historic backlogs. Future growth and increased densities should not
occur without clear commitments to funding the necessary infrastructure
 The State Government must co–ordinate the kinds of agencies and resources needed to
achieve integrated renewal programs in older suburbs. It is noted that density increases
is less critical compared to infrastructure investment and the way the public transport
system is managed, such as frequency and extent of services
 The need to stage housing growth alongside economic regeneration strategies that can
bring 'jobs closer to home' for new residents
 The physical replacement and upgrading of private housing that is reaching the end of
its life
 The need for a more effective use of poor quality, underutilized or redundant space
such as poor quality commercial properties
 Programs for the improvement of local amenities and public open spaces
 Renewal proposals to make areas attractive to upwardly mobile households to
encourage them to stay in the area, to retain higher incomes, to have access to higher
education, and build a mixed community rather than have certain households move
away to Sydney's fringe
 The need for good quality building design as a key to successful higher density renewal.
Further information available here:
http://online.bankstown.nsw.gov.au/Docs/Temp/150_0033F924.001.pdf
Sustainability
Liveability
Bankstown City Council’s Community Strategic Plan contains an objective to be a liveable
City:
“Liveable places have good access to public transport, local services and leisure
facilities. They are clean, safe and attractive for users. And of course, you can live
there: appropriate and affordable housing meets the diverse needs of residents”.
Further information:
http://online.bankstown.nsw.gov.au/Docs/Temp/000_00472692.001.pdf
Bankstown City Council plans to improve liveability through investing in community
facilities and infrastructure.
Open Space Bankstown has as an Open Space Strategic Plan (2012-2022)
http://online.bankstown.nsw.gov.au/Docs/Temp/036_004C15D4.001.pdf
The vision for open space under the Plan is:
“To provide and maintain a network of quality, accessible open spaces that
balance the protection of our environment with the ongoing use and enjoyment
by our community and visitors”.
Council has approximately 800 hectares of open space which comprises 330 public spaces.
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At a citywide level Bankstown has a current estimate of 4.55 ha/1,000 persons, this is
significantly above the benchmark of 2.83 ha/1,000 persons for provision of community
land open space. However there is significant variance between provisions within each
suburb.
High
A significant part of the southern boundary of the Bankstown LGA is the Georges River and
Environment its tributaries which contain significant areas of high biodiversity value lands. Areas of high
Value
biodiversity are detailed within the LEP and are protected through the LEP controls.
Hazards
Major hazards include bushfire and flooding. Most hazards are able to be managed or
mitigated through appropriate design and development and are controlled through LEP
and DCP controls.
Guidance on bushfire protection and flood mitigation are contained on Bankstown City
Council’s website.
https://www.bankstown.nsw.gov.au/index.aspx?NID=295
http://www.bankstown.nsw.gov.au/index.aspx?NID=496
Other
Local Area
Plans

As identified above, Bankstown City Council has Local Area Plans for the seven precincts
which it identifies within the LGA. The objectives of the Local Area Plans are primarily:
 To implement the Metropolitan Plan and citywide strategic studies.
 To set out the vision and spatial context for the distinctive localities that make up the
City of Bankstown.
 To specify the best ways to accommodate residential and employment growth.
 To outline the delivery of supporting infrastructure, facilities and open space.
 To inform changes to the statutory planning framework and infrastructure priorities.
For more information refer to:
http://www.bankstown.nsw.gov.au/index.aspx?NID=216
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4

BLACKTOWN

District
West Central
LGA
Blacktown
Vision
City of excellence - diverse, dynamic, progressive.
Blacktown City 2030 - Community Strategic Plan
http://www.blacktown.nsw.gov.au/Your_Council/Integrated_Planning_Reporting/Community_Strategic_Plan
Key Issues
 Blacktown has a high rate of dwelling growth, identified as a challenge and opportunity for planning.
 Urban renewal precincts have been identified around the main centres in Blacktown, four of which have
currently been planned. Masterplans have been prepared for Blacktown, Mount Druitt, Rooty Hill and
Seven Hills.
 Poor amenity and design outcomes has seen medium density development prohibited in out of centre
areas.
 Skill shift occurring in the population of North West and Blacktown precincts to more service and
knowledge jobs, however the majority of employment lands provided are industrial.
 A critically endangered ecological community is present in the LGA, primarily in the North West Growth
Centre.
Indigenous History
The Aboriginal history of Blacktown is summarised here:
http://www.blacktown.nsw.gov.au/Discover_Blacktown/Our_History_Heritage/The_Region/Aboriginal_Herita
ge
There is no direct information on how indigenous cultural heritage is planned for in the LGA, however a
reconciliation plan has been prepared:
http://www.blacktown.nsw.gov.au/People_and_Community/Community_Development_Grants/Indigenous_C
ommunity
Jobs
Centres

Blacktown and Marsden Park are identified as strategic centres in A Plan for Growing Sydney.
Blacktown is the largest centre in the LGA and is the highest centre on the LGA hierarchy. The
Blacktown centre has a masterplan developed. The masterplan divides Blacktown centre into 7
precincts, shown below:

West Central District 20

Structure plans and specific aims for each of the precincts are shown from page 68.
Key issues with the centre include:
 A lack of identity of the City Centre and its Precincts
 A lack of connectivity between the northern and southern sides of the CBD, as well as
connectivity to Precincts outside the CBD
 Physical barriers created by the Western Railway Line and the inner ring road
 A significant extent of blank walls created by a whole block developments in the CBD
 The North West Transitway that divides residential and employment precincts on the eastern
and western sides of Sunnyholt Road
 The Business Park Precinct in the north of the City Centre that has poor permeability due to
large lots and existing older industrial uses
 Fragmented land ownership pattern and the ability to create new street patterns
 Drainage corridors being difficult to access and having limited surveillance and landscape
quality
 Limited accessibility and poor quality to open spaces areas.
Masterplans are being updated to reflect Council Resolutions on the outcomes of the public
exhibition of the Draft BLEP2013.
The outcomes to be achieved by the masterplan are:
 Encourage a concentration of commercial uses in the CBD
 Encourage development of key ‘strategic’ sites within the CBD that have the potential to
stimulate development with good quality signature projects
 Integrate Westpoint Shopping Centre with other retail shopping and the public domain.
 Activate primary street frontages
 Improve the built form quality and public domain, and create a high quality urban landscape
that contributes to the amenity and sustainable environment of the City Centre
 Intensify residential and employment uses in areas close to transport and services
 Implement design excellence throughout the private and public built environment
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 Create an attractive, highly accessible and legible City Centre with good public transport
infrastructure and pedestrian networks
 Plan for a variety of higher density residential dwellings and a mixture of housing types
 Improve residential amenity through better access to open space and public transport and
improvements to the public domain
 Provide a variety of places for people to meet, such as parks, squares, cafes and community
facilities
 Encourage a range of uses that extend activity, especially within the CBD after hours
Identify and prioritise key public domain improvements that will increase the supply and
improve the quality and usability of open space and the public domain within the City
Centre.
The Marsden Park precinct was rezoned 4 October 2013 and was rezoned for 1 town centre and
2 village centres.
Masterplans are being updated. Structure pans and land use zoning maps are subject to change
however overarching principles are unlikely to change.
Other centres identified for higher densities and growth include Schofields (Alex Avenue) and
Cudgegong Road (Area 20). Marayong is part of the Blacktown City Centre and is also identified
for higher densities and growth.

Blacktown Council is in the process of updating the Urban Renewal Masterplans, Planning
Strategy and Housing Strategy.

West Central District 22

Employment The Community Strategic Plan outlines the following vision for jobs in Blacktown:
Lands
 Pursue strategic economic opportunities and partnerships to facilitate sustainable growth of
the local and regional economy, attract investment to our City and ensure that Blacktown
City Centre is the next Regional City
 A centre of investment that stimulates job growth for the benefit of local people and the
region
 Develop and promote Blacktown and Mount Druitt and Marsden Park as commercial and
employment centres which are attractive, active and safe
 Implement land use planning and economic development strategies that assist in creating
local jobs for local people
 Attract major government and private investment to the City for economic growth and
prosperity
 Facilitate local business to grow and prosper through collaboration with relevant networks.
 Facilitate the development of targeted business sectors and growth industries with
significant economic and local employment benefits.
The Blacktown City Structure Plan 2036 (shown in the Map section) identifies business parks
and business areas in the LGA. A major contributor to employment growth in the City is the
Western Sydney Employment Area (approx. 1,100 ha in Blacktown). The driver for this
employment land is the M7 Motorway which has greatly reduced the travelling time to the City.
Other key employment areas in the LGA include Blacktown City Centre, Seven Hills and Marsden
Park and Mount Druitt A key employment areas map was prepared as part of the Blacktown
Planning Strategy. The map shows the Blacktown City Centre and north of the centre to Kings
Park is largest area for business uses in the LGA and Marsden Park as having significant
employment opportunities in the Sydney Business Park.
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The Blacktown Planning Strategy notes that a skills shift is occurring in the LGA, particularly in
the North West and Blacktown Precincts, to service and knowledge industries. Business parks
are identified as a possible appropriate form for commercial development in the LGA, provided
they support existing centres. The Blacktown Masterplan provides details on the planning of a
business park to the north of the Blacktown centre.
The development of a motor sport and automotive precinct associated with the Eastern Creek
Racetrack is proposed by Council in the Blacktown Planning Strategy.
Key actions for employment growth identified in the Blacktown Planning Strategy include:
 Promote employment growth within the City by providing a sufficient supply of land in
centres and employment areas
 Work with industry to identify strategic opportunities that will underpin sustainable
employment growth
 Ensure employment centres are accessible to employees, transport, communications
infrastructure and business support
 Investigate higher density employment opportunities at Blacktown and Seven Hills and
Marsden Park.
http://apps.blacktown.nsw.gov.au/blep2013/docs/Supporting%20Documents%20page/Blackto
wn%20Planning%20Strategy,%20adopted%20April%202011.pdf
Retail

The Blacktown Planning Strategy discusses retail demand for the LGA. The main influence on
the demand for retail floorspace in the City will be population growth. With the growing
affluence of the population, particularly in the north of the LGA, playing a role. This could
include two or more Councils working together to address job related issues. By 2036 it is
forecast that this demand will increase by approximately 691,000sqm to 1,270,000sqm across
the City. The greatest demand for retail floor space will occur in the Supermarkets and Grocery
Stores, Bulky Goods Stores and Personal and Household Retailing Sectors.
Key actions identified in the Blacktown Planning Strategy include:
 Encourage traditional retail activities to locate in the major commercial centres such as
Blacktown, Mount Druitt and Marsden Park
 Continue to allocate funding towards improvements and increase maintenance of the public
domain
 Research, design and implement appropriate place management strategies to guide the
growth and development of commercial centres.
http://apps.blacktown.nsw.gov.au/blep2013/docs/Supporting%20Documents%20page/Blackto
wn%20Planning%20Strategy,%20adopted%20April%202011.pdf

Housing
Local Housing The Community Strategic Plan outlines the following housing vision:
Strategy
 Provide well-planned and liveable neighbourhoods with housing that meets the diverse
needs of our growing community and is supported by transport and infrastructure that
serves our current and future needs
 A magnet for quality housing, well-planned communities and supporting infrastructure
 Pursue the provision of more affordable housing for the City.
The Blacktown Housing Strategy 2036 (2013) was prepared to feed into the preparation of the
SI LEP. The predicted dwelling growth post 2006 for the City is 94,000 new dwellings to house
an additional 228,400 people by 2036. This consists of 44,000 new dwellings in the established
areas of the City and 50,000 new dwellings in the greenfield release areas of the North West
Growth Centre.
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The Strategy divides the LGA into three precincts to discuss population and housing changes.
These precincts are shown on the map below:

The North West Precinct could grow from 60,000 people in 2006 to 200,000 people in 2036 –
from the North West Priority Growth Area (125,000 people) and general infill (15,000).
The Strategy anticipates a further 33,300 people to 2036 in the Mount Druitt precinct, primarily
through urban infill. The St Marys Australian Defence Industries (ADI) site is the only true
Greenfields site within the Precinct. Urban infill and higher density residential development
throughout the Mount Druitt area will be located with a 1km radius of Mount Druitt Major
Centre and an 800m radius of Rooty Hill Town Centre.
Growth in the Blacktown precinct has the largest population of the three precincts. The vast
majority of additional dwellings will be delivered through urban infill, with particular focus on a
2km radius around the Blacktown City Centre, and a 800m radius around Seven Hills and
Doonside Town Centres. Infill development could accommodate up to 55,100 additional
people.
The number of households occupying medium density dwellings and residential flat buildings in
the City increased by 25% between 2001 and 2006, indicating a gradual shift in housing type
from detached to higher density housing forms. The highest percentage of detached dwellings
is located in the north west, which reflects the new greenfield land release areas. The highest
concentrations of residential flat buildings are located in the Blacktown and Mount Druitt.
There is a declining occupancy rate, however, it is still higher than the occupancy rate for
Sydney.
Despite a declining occupancy rate, households in the LGA (from family to lone persons) have
displayed a propensity for larger (both detached and multi-unit) dwellings. This is due, in part,
to the relative affordability of larger dwellings in the City. A significant proportion of “empty
nester” (55 to 64 year olds) and older households are remaining in the family home in
established older neighbourhoods (“ageing in place”). Many may have limited incomes and
need to release sufficient capital from the sale of their property to ensure that their future
needs can be met. The risk associated with this trend is that there may be an insufficient
turnover of housing to provide opportunities for younger families to move in.
Out of centre residential development is proposed to be maintained as low rise, low density
housing consisting of single detached dwellings and dual occupancy development.
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Consideration should be given to permitting semi-detached or attached housing in specific
locations around smaller centres or key open space and recreation areas in the City, to improve
housing choice whilst retaining the character of the low density housing environment. There is
some potential for continued infill development to be identified in appropriate locations (200m
of a centre or a key open space and recreation area).
The zonings suggested by the Blacktown Housing Strategy are as follows:
 R2 – applied to almost all residential areas outside centre and urban renewal precincts
(shown on the maps in the Urban Renewal section). Permits dwelling houses and dual
occupancies
 R3 – applies to areas in urban renewal precincts (shown on the maps in the Urban Renewal
section). Permits attached dwellings, multi dwelling housing and shop top housing
 R4 – Applies to urban renewal precincts and historic out of centre locations and public
housing locations.
http://apps.blacktown.nsw.gov.au/blep2013/docs/Supporting%20Documents%20page/Blackto
wn%20Housing%20Strategy,%20adopted%20February%202012.pdf
Recent ReZonings

 236 Richmond Road, Woodcroft – rezone site from an infrastructure zone to residential.
Potential capacity for 80 dwellings. Approved and gazetted in 2012
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=408
 Former Ashlar Golf Course, Blacktown – rezone former golf course for residential
development. Potential capacity for 800-1,200 dwellings including detached, semidetached, attached dwellings; Residential flat buildings; and Neighbourhood shops and
Shop-top housing. Approved and gazetted in 2014. Identified as an URA in the Blacktown
LEP 2015
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=847
 Bridge Street & Grange Avenue, Schofields – amendment to LEP in line with amendment
to Growth Centres SEPP to facilitate additional residential development. Potential
capacity for 128 dwellings. Approved and gazetted in 2014
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=957
 Townson Road Precinct, West Schofields (North West Priority Growth Area – Schofields
West Precincts). Rezoning as part of the Growth Centres SEPP. Potential for 336 lots
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=1620
 Corner of Vardys Road and Sunnyholt Road, Kings Langley – rezoning to R3 and R4.
Potential capacity for an additional 120 dwellings. Approved at Gateway and with RPA for
implementation.
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=1659

Affordable
Housing

 Affordable housing is addressed in the Blacktown Housing Strategy (2013). Approximately
36% of renters and 63% of purchasers are under housing stress. There is also a significant
proportion of the population residing in public housing, particularly in the Mount Druitt
precinct
 Key actions identified in the Strategy are:
 Investigate appropriate development controls into Council’s City-wide DCP that help
reduce development costs for varying housing forms
 Review Council’s planning and approval process for appropriate housing forms, to ensure
they are streamlined in order to increase supply and reduce cost
 Ensure Council’s City-wide LEP zones a sufficient amount of land in appropriate locations
in the City that allow for a variety of housing forms for low and moderate incomes
 Continually monitor the City’s housing market to ensure that appropriate action can be
undertaken to address the level of affordable housing within the City.
http://apps.blacktown.nsw.gov.au/blep2013/docs/Supporting%20Documents%20page/Blackto
wn%20Housing%20Strategy,%20adopted%20February%202012.pdf
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Priority
The majority of the North West Priority Growth Area is in the Blacktown LGA. This is planned by
Growth Areas the State Government. The Blacktown Growth Centres DCP 2010 contains the design guidelines
(Greenfields) for development in growth centre precincts.
Ashlar Urban Release Area was a brownfield site to the north west of the Blacktown CBD in the
city centre. The area was zoned R1 and RE1 and is bounded by the rail line to Richmond and
Stewart Avenue (east), Richmond Road (south, Noel Street (west) and Attard Avenue (north).
The Blacktown DCP 2006 states the precinct should contain a range of dwellings, including
detached dwellings, semidetached, attached, multi-dwelling housing and residential flat
buildings.
Bungarribee is in the south West of the LGA and significant development has occurred. The URA
is located near Doonside centre and is bounded by Doonside Road (north and east), Eastern
Creek and Bungarribee Creek (west and south). This site was developed under Part 3A as a State
Significant Site.
The Ponds and Kellyville Ridge precinct is adjacent to the North West Priority Growth Area
precincts of Alex Avenue, Area 20 and Riverstone East. This URA is bounded by Ridgeline Drive
(west), Schofields Road (north), Windsor Road and Greenwich Street (west) and Beetie Street
and the Parklea Correctional Centre (south). This precinct has largely been developed.
The Colebee URA is identified as a precinct under the North West Growth Centre. The precinct
is bound by the M7 (south), Eastern Creek (east), Townson Road (north), and Richmond Road
(west).
Urban
Renewal

The key Urban Renewal Precincts in the City are:
 Blacktown City Centre (2km radius)
 Mount Druitt Major Centre (1km radius)
 Doonside Town Centre (800m radius)
 Quakers Hill Town Centre (800m radius)
 Riverstone Town Centre (800m radius)
 Rooty Hill Town Centre (800m radius)
 Seven Hills Town Centre (800m radius).
A staged approach to urban renewal is supported by the Blacktown Housing Strategy to avoid
the oversupply of land, ad hoc development and to ensure the required infrastructure is
available. The centre currently zoned for urban renewal are Blacktown, Mount Druitt, Seven
Hills and Rooty Hill.
Specific maps and targets for population and dwellings are shown in the Blacktown Housing
Strategy.
http://apps.blacktown.nsw.gov.au/blep2013/docs/Supporting%20Documents%20page/Blackto
wn%20Housing%20Strategy,%20adopted%20February%202012.pdf

General Infill The Blacktown Housing Strategy (2013) notes that medium density development has been
permissible in all residential zones in the City since 1988 and has occurred in an ad hoc manner
throughout the City. To prevent poor design outcomes, the R2 zone in the Blacktown LEP 2015
no longer permits medium density development in out of centre areas.
The R3 zone permits attached dwelling, multi-unit housing, and shop top housing. This zone is
primarily located in Colebee URA, Bungarribee URA and on the edges of centres (generally the
edge of the radius with R4 in the majority of residential areas). The R4 zone is located in the
urban renewal precincts, some historical out of centre locations and public housing locations.
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http://apps.blacktown.nsw.gov.au/blep2013/docs/Supporting%20Documents%20page/Blackto
wn%20Housing%20Strategy,%20adopted%20February%202012.pdf
Sustainability
Liveability
No liveability statement available.
Open Space The Community Strategic Plan outlines the following open space vision:
 Provide local places and spaces that are clean and healthy, and turn awareness and
commitment into action to halt or reverse the effects, pressures and threats on the built and
natural environment by working in collaboration with our community and other
stakeholders.
 A nationally-recognised and locally valued clean and sustainable City.
Key open space lands are shown on a map in the Blacktown Planning Strategy:

Open space bisects the City from north to south as a continuous corridor of open space,
recreation, conservation and community facilities and connects to the Western Sydney
Parklands. The Western Sydney Parklands start at the M7 and continue south to Campbelltown
LGA. Key sites include the Prospect Reservoir, Rouse Hill Regional Park, Nurrangingy Reserve,
and Blacktown International Sports Park.
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Key actions for open space identified by the Blacktown Planning Strategy include:
 Increase accessibility to open space and recreation facilities
 Work with the Western Sydney Parklands Trust to provide greater accessibility to the
Western Sydney Parklands
 Establish linear trail systems along open space corridors to facilitate accessible connections
between open space and community facilities
 Provide and develop parks and facilities that support informal recreation such as
playgrounds, cycle ways, community gardens, trails and walking tracks
 Investigate recreational opportunities within the Urban Renewal Precincts
 Lobby the State Government to extend the Western Sydney Parklands.
http://apps.blacktown.nsw.gov.au/blep2013/docs/Supporting%20Documents%20page/Blackto
wn%20Planning%20Strategy,%20adopted%20April%202011.pdf
High
The Blacktown Planning Strategy notes that biodiversity is being impacted by urban
Environment development. Vegetation communities were identified as part of the Blacktown Biodiversity
Value
Strategy (2010). The majority of good quality vegetation still present in the LGA is the North
West Growth Centre.
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Cumberland Plain Woodland is a critically endangered ecological community present in the
Blacktown LGA. It is classified as Shale Plains Woodland and Shale Hills Woodland (brown and
orange on the above map).
Hazards

The North West Precinct is subject to extensive salinity hazards with the landscape being
predisposed to salinization, leading to degradation of water and soil quality.
Flood prone land is shown on the following map from the Blacktown Planning Strategy.

Bushfire prone land is identified in the Blacktown Biodiversity Strategy (2010).
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5

HOLROYD

District
West Central
LGA
Holroyd
Vision
A vision of a city that is active, growing, balanced, connected and dynamic.
Living Holroyd Community Strategic Plan (adopted 2013).
http://www.holroyd.nsw.gov.au/PDFs/Your%20Council/Living%20Holroyd/Living%20Holroyd%20Community%
20Strategic%20Plan.pdf
Key Issues
 The changing social mix of the population with increased residential development.
 Lack of public transport.
 The need for improvement to the quality of existing recreational facilities.
 Floodplain management issues.
 Housing affordability for residents and the need to protect more varied housing forms.
 Protecting industrial zones.
Indigenous History
The following statement is from the Holroyd Community Strategic Plan.
Holroyd City Council acknowledges the Aboriginal people of the Darug nation who are the traditional
custodians of the land upon which Holroyd is built.
Council established the Aboriginal and Torres Strait Islander Consultative Committee that makes
recommendations to Council on issues affecting the local Aboriginal community.
http://www.holroyd.nsw.gov.au/PDFs/Your%20Council/Living%20Holroyd/Living%20Holroyd%20Community%
20Strategic%20Plan.pdf
Jobs
Centres

Holroyd has no strategic centres identified in A Plan for Growing Sydney.
Under Council’s Living Holroyd Community Strategic Plan, Council targets an additional 8,000
new jobs.
http://www.holroyd.nsw.gov.au/PDFs/Your%20Council/Living%20Holroyd/Living%20Holroyd%20
Community%20Strategic%20Plan.pdf
Economic vision under the Holroyd City Economic Development Strategy 2014 is ‘To be the
centre of enterprise in Western Sydney, capitalising on Holroyd’s central West Sydney location,
fast growing market, developing major CBD in Merrylands and large employment lands to drive a
thriving local economy’.
The centres hierarchy identified under the Holroyd City Economic Development Strategy 2014 is
as follows:
 Major Centre- Merrylands
 Town Centre- Wentworthville, South Wentworthville, Pendle Hill, Guilford, Toongabbie
 Local Centre- Greystanes, Merrylands West, Pemulwuy
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Neighbourhood Centre- McCredie Road, Fowler Road, Hilltop Road, Hawkesbury Road.

The map below identifies the location of centres and employment lands within the LGA:

http://www.holroyd.nsw.gov.au/wp-content/uploads/downloads/2014/12/EconomicDevelopment-Strategy.pdf
Employment Employment lands within the LGA include:
Lands
 Over 1,000 ha of Industrial zoned land- Smithfield, Yennora, Girraween
 Business Park- Pemulwuy
 Merrylands is the major business hub in Holroyd.
(locations mapped above in areas circled blue).
Council identifies the potential for industry growth with the NSW Governments proposal for a
Western Sydney Freight Line. Yennora is a significant key centre for intermodal activity to attract
related businesses and industries.
The Holroyd City Economic Development Strategy 2014 has identified new business
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opportunities at Granville and Mays Hill on the fringe of Parramatta and Westmead Health and
Medical Research precinct. Council has recently approved for the 330,000sqm expansion of
Merrylands CBD.
The Strategy incorporates strategies that promote Holroyd as a place for:
 Attracting new business investors
 Quality infrastructure that meets the needs of local community, businesses and visitors
 Competitive business and opportunities to network
 Industrial operations and encouraging innovation
 Partnership that provides support for businesses to develop and grow.
http://www.holroyd.nsw.gov.au/wp-content/uploads/downloads/2014/12/EconomicDevelopment-Strategy.pdf
Retail

The Holroyd City Retail Centres Strategy was prepared in 2007 but is not publicly available.
The Holroyd City Economic Development Strategy 2014 contains the following objectives related
to retail:
 Strengthen the competiveness of Merrylands CBD as a major centre by exploring and
promoting opportunities for new business, retail and residential investment
 Promote the Merrylands CBD as a place of diversity in retail and food experiences, with a
night time economy and McFarlane Street as the dining precinct
 Encourage anchor tenant supermarkets in Guildford and Pendle Hill centres
Merrylands Major Centre is the centre of retail in the LGA. Stockland Mall in Merrylands recently
developed 60,000sqm. A program to revitalise the Merrylands centre is currently underway.
http://www.holroyd.nsw.gov.au/revitalisation/
A program to revitalise the Wentworthville centre is also underway.
http://www.holroyd.nsw.gov.au/your-development/wentworthvillecentre/

Housing
Local Housing Under Council’s Community Strategic Plan, Council targets an additional 11,000 dwellings to
Strategy
2031.
The Holroyd Residential Development Strategy was adopted in 2012. The Strategy indicates that
the population of the LGA is growing, however there is a reduced proportion of the population
aged 18-24 and an increase in the population aged 65 and over. Trends of decreasing household
size, along with increasing lone person households, low income household and ethnic diversity
were also noted.
The majority of housing in the LGA is separate houses. Public housing accounts for 6% of all
dwellings. There is an increasing trend of higher density development in the LGA, with medium
and high density developments increasing over the past 15 years covered by the Strategy (1991
to 2006). The LGA also has a high proportion of renters, accounting for 26% of all private
dwellings. The purchase price is lower than surrounding LGAs but grew by 42% between 2001
and 2007.
Demand for smaller dwellings is expected to increase with decreasing housing sizes (i.e. one
bedroom and studio apartments). With an increasing over 65 years population, Council
anticipates that more medium density housing will need to be provided. However, three storey
walk up apartments are not considered appropriate for aged or disabled people and
villas/townhouses are not provided close to centres.
Key actions from the Holroyd Residential Development Strategy include:
 Zone additional land near centres R4 High Density Residential to ensure an adequate supply of
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residential flat buildings and enable higher FSR
 Introduce R3 Medium density around centres to provide for attached dwellings, multi-unit
dwellings, and semi-detached dwellings and enable higher FSR
 Exclude medium density uses from low density zones to ensure medium density uses have
adequate access to transport and services
 Increase building heights for R4 and business zones accommodating shop top housing
 Incorporate precinct-based design controls to improve development quality and amenity
 Prepare and affordable housing strategy.
Dwelling growth to 2032 (Holroyd Section 94 Plan 2013) is approximately 20,000 new dwellings
http://www.holroyd.nsw.gov.au/PDFs/Your%20Development/Policies%20and%20Plans/Section%
2094%20Contributions/Holroyd%20Section%2094%20Development%20Contributions%20Plan%
202013.pdf
Council is in the process of undertaking a revitalisation program for the Wentworthville Town
Centre. Council has recently exhibited a Planning and Place Making Strategy that outlines a vision
for the future of the Wentworthville Centre. Details of the Strategy can be viewed on Council’s
website:
http://www.holroyd.nsw.gov.au/your-development/wentworthvillecentre/
Major growth and development opportunity areas

Source: Holroyd Council
Recent ReZonings







528-530 Great Western Highway, Pendle Hill - permit multi-unit dwelling housing as an
additional permitted use. Approved at gateway and with RPA for implementation
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=2067
190-220 Dunmore Street, Pendle Hill – rezone from IN2 Light Industrial to R4 High Density,
B2 Local Centre, RE1 Public Recreation. Approved at gateway and with RPA for
implementation
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=1840
Planning Proposal to rezone land in 15 precincts across the LGA from R2 Low Density to R3
Medium Density Residential. Potential capacity for 2,500 dwellings. Approved and gazetted
in 2015
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http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=1112
 Rezoning of 11-19 Centenary Road, Merrylands – adopted by Council 2 Feb 16, planning
proposal to be submitted - Rezone from R3 to R4, HOB & FSR increases. To enable
development of residential flat building of 48 units
 1-29 Sturt Street Smithfield – adopted by Council 2 Feb 16 – planning proposal to be
submitted - rezone from IN1 to IN2
 Rezoning of 23-27 Lytton Street, Wentworthville – submitted to DP&E 2 November 2015 – rezone land from R2 to R4 (to allow health service facility)
 53-73 Toongabbie Road, Toongabbie - submitted to DP&E January 2016 - Rezone properties
from R2 to R4 amend FSR building height and lot size. To enable 4 x 4 storey residential flat
buildings.
The need for affordable housing is noted in the draft Holroyd Residential Development Strategy
(2012). A decline in rental and purchase affordability has been noted in the LGA. 65% of rentals
and 1.3% of sales were theoretically affordable for low income households in the LGA in 2007.
Key actions from the draft Strategy include:
 Investigating planning incentives and planning agreements for the provision of affordable
rental housing
 The Department of Housing has indicated that the planning controls are too restrictive to
redevelop and renovate public housing stock in the LGA. These sites are out of centres and
are not considered appropriate for high density development by Council
 Encourage social housing providers to develop affordable rental housing under the Affordable
Rental Housing SEPP.

Priority
None identified.
Growth Areas
(Greenfields)
Urban
Centres identified for urban renewal in the short-medium term were identified in the draft
Renewal
Holroyd Residential Development Strategy (not adopted) and are discussed on pages 45-69.
http://125.255.86.103/EBP/Open/2012/04/CCL_10042012_AGN_Attachment_973_4.htm
General Infill Council lead planning proposal to provide potential capacity for 2,500 new dwellings under the
by rezoning 15 precincts from low to medium density across the LGA.
http://www.holroyd.nsw.gov.au/increasing-housing-choice-in-holroyd/
Infill development is facilitated through the R3 and R4 zones, and to some extent through the B4,
B2 and B1 zones through shop top housing.
Sustainability
Liveability
No liveability statement.
Open space No open space strategy. Council identifies long term open space visions under the City Strategic
Plan 2010-2014.

High
Areas of high biodiversity value are mapped and controlled by an LEP control.
Environment
Value
Hazards
Areas around Prospect Creek are subject to flooding. This hazard is controlled through the DCP.
Almost the whole LGA is subject to saline-prone soils. This hazard is controlled through the LEP,
and mapped below:
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Other
Rural Lands No land zoned for rural uses under LEP 2013.
Map

Centre and employment lands map shown under Strategic Centres section.
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PARRAMATTA

District
West Central
LGA
Parramatta
Vision
Parramatta will be the driving force and heart of Australia’s most significant economic region; a vibrant
home for diverse communities and a centre of excellence in research, education and enterprise.
Parramatta Community Strategic Plan (2013).
http://www.parracity.nsw.gov.au/__data/assets/pdf_file/0006/122010/Parra2038.pdf
Key Issues
 Changing economy with decline of employment within manufacturing industries and the drive to
facilitate growth in knowledge industries.
 An ageing population (approximately half of the population increase will be aged 50 years or more).
 Social inequality. Social housing tenants represent about 10% of households in Parramatta, which is
about twice the average for Sydney.
 The sites available for redevelopment without significant site amalgamation will not produce
sufficient housing required to meet the building activity and population growth estimates. This is a
barrier to development as a middle-ring suburb of Sydney.
 Provision of open space and community facilities to meet the needs of the growing population of
Parramatta LGA.
 A changing demographic profile moving from a suburban community with an employment centre,
to a diverse, inner city location with a large employment, residential and education base at its heart.
 The population is developing a much more ‘inner city’ feel, with young adults and students
dominating.
 Parramatta will continue its role as a regional service centre for Western Sydney. Major institutions
including hospitals and allied services will continue to serve specialised populations groups.
 Parramatta continues to be very diverse. There has been an influx of non – English speaking
communities and continued growth of second generation migrants. It also continues to attract a
diversity of income levels, with affluent individuals and families living close to more vulnerable
households.
 The built form is changing, with significant growth in medium and high density dwellings. This is reshaping the fabric of the community and neighbourhoods, the way people live, and the type and
demand for services, space and facilities. Housing affordability is rapidly declining.
 The cumulative impact development and population growth places extreme stress on existing social
infrastructure, which council considers to be already at capacity.
Indigenous History
The Parramatta Community Strategic Plan (2013) highlights the indigenous history of the LGA:
“For around 60,000 years, the area of Parramatta has been the home of the Burramattagal
people, a clan of the Darug, who lived along the upper reaches of the Parramatta River.
Barramattagal is thought to be derived from the Aboriginal meaning ‘place where the eels lie
down’ to breed (in Parramatta River). Other Aboriginal peoples have historic and present
connections to Parramatta”.
“Home for generations to Aboriginal people including the Burramattagal, a clan of the Darug,
Parramatta’s rich Aboriginal heritage is reflected in the City’s name and Council’s official crest”.
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http://www.parracity.nsw.gov.au/__data/assets/pdf_file/0006/122010/Parra2038.pdf
 Parramatta has been home to the Darug people for some 60,000 years and they maintain an ongoing
connection to Country
 Since colonisation Parramatta has become home to many other Aboriginal and Torres Strait Islander
(ATSI) people who also have a unique historical and contemporary relationship to the area
 Though they represent a small group, Parramatta’s ATSI population is growing fast
 Parramatta is an attractive hub for employment particularly by those ATSI people living in Western
Sydney.
Jobs
Centres

Parramatta has one strategic centre identified in A Plan for Growing Centre – Parramatta.
Parramatta Council does not have a centres strategy however the centre hierarchy is
outlined in the Public Domain Guidelines:
 City: Parramatta
 Town Centre: Granville, Westmead, Epping
 Enterprise Corridor: Church Street South "Auto Alley", Parramatta Road, Church Street
North
 Village Centre: Guildford Town Centre, Harris Park, Ermington Shopping Town,
Carlingford Station Centre, Waratah Shopping Centre, Telopea, Dundas Station Centre,
Winston Hills Mall, Delwood Shopping Centre, South Granville, Woolworths Centre,
Granville, Merrylands Station Centre, Brodie Street shops, Rydalmere
 Neighbourhood Centre: Constitution Hill shops, Carlingford Shopping Centre, Telopea
Station Centre, Kliens Road shops Northmead, The Chisholm Centre, Winston Hills,
Toongabbie shops, Collett Park Village shops, Bungarree Road shops, Toongabbie,
Mobbs Lane shops Carlingford, Excelsior and Constance Streets Granville, Victoria and
Park Roads Rydalmere, Iron Street shops North Parramatta.

http://www.parracity.nsw.gov.au/__data/assets/pdf_file/0006/92562/Public_Domain_Gui
delines.pdf
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The Parramatta Economic Development Strategy 2011-2016 is focused on four specialised
and inter-connected employment centres:
 Parramatta CBD (professional services including finance/insurance, professional/
scientific/ technical, business services and IT/media)
 Westmead (health and biomedical)
 Rydalmere (Applied IT associated with the manufacturing sector)
 Camellia (Advanced construction and energy with a focus on renewables).

Six priorities:
 Establishing a competitive identity that differentiates Parramatta from other locations
and influences the supply of infrastructure and investment
 Developing the capacity of local firms and industry to grow, specialise and employ.
 Educating, retaining and attracting quality labour with skills aligned to the needs of
local industry
 Developing land and property assets to promote and accommodate jobs growth and
house the workforce of the future
 Facilitating vibrant, safe and attractive street life capable of attracting people and
business
 Securing infrastructure to bring the various parts of Parramatta together and connect
it to Greater Sydney and the world.
http://www.parracity.nsw.gov.au/__data/assets/pdf_file/0008/96389/Economic_Develop
ment_Strategy_2011-2016.pdf
The Parramatta CBD Planning Framework was adopted in 2015. The objectives of the
Framework include:
 To set the vision for the growth of the Parramatta CBD as Australia’s next great city
 To establish principles and actions to guide a new planning framework for the
Parramatta CBD
 To provide a clear implementation plan for the delivery of the new planning
framework for the Parramatta CBD.
Parramatta Council is planning for a job target of 76,000 jobs in 2036 (27,000 additional
jobs) and 11,300 dwellings (7,500 new dwellings).
Actions within the Framework include investigating potential expansion of CBD boundary
and new floorspace ratio controls. A formal planning proposal will be prepared to
implement these changes.
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http://www.parracity.nsw.gov.au/__data/assets/pdf_file/0005/158810/CBD_Planning_Str
ategy.pdf
Employment Council commissioned consultants Cox Richardson Architects & Planners, Jones Lang
Lands
LaSalle and Strategic Economics to undertake a detailed study of the 21 employment lands
in the Parramatta LGA.
The draft Study is a technical study that acts as a supporting document that has informed
the preparation of the draft Employment Lands Strategy 2015 (Strategy). The Draft
Strategy updates the Study recommendations to reflect Council’s position on the
development of employment lands.
In addition to protecting certain employment precincts for employment purposes only, the
Strategy also identifies that there may be certain precincts that could potentially
accommodate alternate uses which may include retail, commercial and/or residential
development via a Structure Planning process but only where the employment based
Actions are achieved. Structure Plan precincts have been identified as demonstrating
either of the following:
 Undergoing economic change such as restructuring of key industries (i.e.
pharmaceutical industry) and are of significant scale and size to support urban renewal
and increased employment densities
 Located on key arterial roads such as Parramatta Road or Woodville Road and are in
need of significant urban renewal
 Structure planning work currently underway (i.e. Camellia Priority Precinct Planning by
the DPE and Council, Draft Parramatta Road Urban Transformation Strategy by Urban
Growth NSW and the Woodville Road Corridor Strategy by Parramatta City Council).
The Draft Strategy is on public exhibition from 23 December 2015 – 12 February 2016. A
copy of the Council report and exhibition material including both the Draft Strategy and
Study are detailed in the below link.

http://www.parracity.nsw.gov.au/your_council/news/on_exhibition/have_your_sa
y/draft_parrmatta_employment_lands_strategy
Retail

Parramatta Council does not have a retail strategy.
To inform the Parramatta Residential Development Strategy, an analysis was conducted for
smaller retail centres in the LGA, being Collett Park, Dundas, Ermington, South Granville,
and Wentworthville. A summary of this work is found here:
http://www.parracity.nsw.gov.au/__data/assets/pdf_file/0003/9057/Part_3.pdf
South Granville and Dundas were found to be operating well at its optimum size.
Wentworthville is partially in Holroyd LGA and can be supported due to isolated
catchment. Ermington was found to be operating well and has potential for expansion
if/when growth occurs in its catchment. Collet Park was not found to be operating well
due to the availability of other well serviced centres. A proposed ratio of retail and
nonretail uses of 70:30 was suggested.

Housing
Local Housing The draft Parramatta Residential Development Strategy (2006) sets the direction for the
Strategy
future location, density and character of housing within the different residential areas of
the Parramatta LGA and was prepared to inform the preparation of the Parramatta LEP
2011.
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The RDS identifies the following study areas for accommodating growth and these include:









Parramatta CBD
Epping
Granville
Telopea
Collett Park
Toongabbie
Wentworthville
Dundas.

Several other areas were identified for additional residential growth:
 the Morton Street Precinct
 the Channel 7 site (Mobbs Lane, Epping)
 2A Gregory Place, Harris Park.
The RDS also identifies a number of study areas which were deferred for further
consideration.

The following issues have been identified by Parramatta City Council within the Strategy:
 The zoning of land to allow for higher density residential development doesn’t
necessarily result in new development. Economic factors such as land price, planning
standards and availability of sites strongly influence whether development will occur
 Population growth will continue to occur and must be managed. Releasing some
growth areas over time is a sensible and responsible way of managing growth in the
long term
 Many parts of Parramatta are relatively well serviced by public transport. Combined
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with other facilities and services, these areas should be targeted for concentrating
new residential development
Traffic congestion and travelling times on Parramatta’s roads will worsen as population
grows. Adopting a concentrated form of growth based around public transport will
slow this deterioration
A strong urban design basis for planning residential growth can manage the transition
of growing areas more smoothly and create interesting and attractive environments
for communities.

http://www.parracity.nsw.gov.au/your_council/news/publications/development/rds_draft
_document
Recent ReZonings

 Parramatta Local Environmental Plan 2011 - 171 to 189 Parramatta Road, Granville.
The planning proposal seeks to rezone the site from B6 - Enterprise Corridor (applying
to land fronting Parramatta Road) and R3 Medium Density Residential (adjacent to
Victoria Street) to B4 Mixed Use. Further, the proposal seeks to increase the maximum
building height to 105m (approximately 35 storeys), increase the maximum floor space
ratio to 6:1, require a minimum of 5,500sqm of commercial floorspace and ensure that
a design competition process applies to future development of the site. The Planning
Proposal is with DP&E for Gateway determination
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=1948
 Parramatta City Centre Local Environmental Plan 2007 - 5 to 7 Charles Street and 116
Macquarie Street, Parramatta. To amend the planning controls to allow for a
residential tower on the site with a minimum of four (4) levels of retail/commercial
uses above the basement parking. The Planning Proposal is with Parramatta City
Council for implementation
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=1772
 Parramatta Local Environmental Plan 2011 - former Moxham Quarry - 166A Windsor
Road, Northmead. The planning proposal seeks to amend the planning controls
applicable to the site to enable the former Moxham Quarry site to be reused for
sustainable high density residential development as indicated in the concept plans at
Annexure 2 to the planning proposal. The Planning Proposal is with Parramatta Council
for implementation
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=1747
 Parramatta Local Environmental Plan 2011 - Amt. No.14 - 181 James Ruse Drive,
Camellia. The planning proposal seeks to amend the planning controls to rezone the
land from B5 Business Development to part B4 Mixed Use and part RE1
 Public Recreation and increase the maximum height and FSR controls. The Planning
Proposal is with Parramatta Council for implementation
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=1627
 Planning proposal to rezone land from B5 Business Development to B4 Mixed Use;
 Increase height from 9m and 12m to 35m and 126m at 181 James Ruse Drive,
Camellia. Gateway determination received and outcome of exhibition yet to be
reported to Council
 Planning proposal to increase height from 24m to 43.5m and increase FSR from 2:1 to
4.8:1 at 8-12 Victoria Road. Gateway determination received and exhibition yet to be
determined
 Planning proposal to rezone from B6 and R3 to B4, increase the height from 11m to
82m (25 storeys) at 171-187 Parramatta Road, Granville. The proposal is currently
under pre-gateway determination
 Planning proposal to rezone B2 to B4 zone and increase height from 48m to 80m and
120m at 52-61 Rawson Road (including Council car park site). The proposal is currently
under pre-gateway determination
 Planning proposal to rezone 21-21A Tucks Road, Toongabbie from part B1 part R2 to B4
across the entire site and increase the height to part 9m part 15m. The proposal is
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currently under pre-gateway determination
 Planning proposal to rezone 264 Woodville Road, Merrylands from B6 Enterprise
Corridor and R2 Low Density Residential to B4 Mixed Use and increase the height from
9m and 12m to 31m. The proposal is currently under pre-gateway determination
 Planning proposal to rezone 1-17 Hope Street, 35-43 Oak Street and 126-130 James
Ruse Drive, Rosehill from R3 Low Density Residential to B4 Mixed Use and increase the
height to 35 storeys. The proposal is currently under pre-gateway determination
 Planning proposal to rezone land at 2012 River Road, Parramatta from IN1 General
Industrial to part B4 Mixed Use and part RE1 Public Recreation and change the height
to 37m. The proposal is currently under post-gateway determination
 Planning proposal to rezone land at 57, 63 & 83 Church Street and 44 Early Street
Parramatta to B4 Mixed Use and increase FSR to 7.2:1 and height to 118m. The
proposal is currently under post-gateway determination
 Planning proposal to rezone land at 7 Charles Street and 116 Macquarie Street
Parramatta to B4 Mixed Use and increase the height to 136m. The proposal is currently
under post-gateway determination.
Parramatta City Council has an Affordable Housing Policy (2009). The focus of this policy is
on driving actions that together will maintain share (maintain the percentage of affordable
housing), expand choice (dwelling type and price range), and encourage investment (by
private, not for profit and government sectors).
The aim of the Policy is to protect existing affordable housing and to facilitate new
affordable housing in Parramatta LGA to provide for social, cultural, environmental and
economic sustainability.
This policy sets an aspirational affordable housing target for the Parramatta LGA of 6018
dwellings by 2025.
The policy contains six objectives:
 Protect the existing stock of low cost rental accommodation
 Increase the amount of affordable rental housing available to working households
with low to moderate incomes
 Encourage a diverse range of housing stock
 Improve the capacity of residents to make well informed decisions about housing
choices
 Maintain and disseminate up to date data on the affordable housing need in the LGA
and its impact on individual households and the community more broadly
 Implement, monitor and evaluate the affordable housing policy and implementation
plan.
http://www.parracity.nsw.gov.au/__data/assets/pdf_file/0018/103563/AffordableHousing
Policy-POLICY298.pdf

Priority
N/A
Growth Areas
(Greenfields)
Urban
Epping
Renewal
Epping Town Centre was endorsed as a priority precinct in 2012 and was subject of a State
Government rezoning proposal that has resulted in increased building heights and FSRs.
Referred to as the Epping Town Centre Urban Activation Precinct, the precinct is split
between Parramatta and Hornsby LGAs and is expected to accommodate 3,750 new
dwellings.
Camellia
The Camellia Precinct is identified as a Priority Precinct in A Plan for Growing Sydney and is
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part of the Greater Parramatta to Olympic Peninsula Priority Growth Area.
A Land Use and Infrastructure Strategy for the Camellia Precinct has been prepared in
partnership between Parramatta City Council and the Department of Planning and
Environment and was placed on public exhibition from August – September 2015.
Following on from Council’s Discussion Paper for the Camellia Precinct (Camellia – 21st
Century Business, Industry and Entertainment Precinct), the Strategy provides the
framework to facilitate the redevelopment of Camellia to enable mixed use development
including a new town centre, entertainment precinct and river access. The precinct will
also cater for employment uses with higher employment densities while also ensuring that
sufficient supply of heavy industrial zoned land is retained.
The Strategy provides a constraints analysis that has been informed by a number of
technical studies carried out relating to traffic and transport, flooding, hazards and risk,
odour, contamination, ecology, open space and social infrastructure. The Strategy also
notes that significant infrastructure upgrades including road and public transport
connections (light rail) to provide improved access to Camellia is integral to the success of
the precinct and appropriate funding mechanisms need to be coordinated between
government and the private sector.
Currently, Council is working closely with the Department to prepare a Planning Proposal,
Site Specific DCP and Section 94 Plan for the Camellia precinct.
Granville
UrbanGrowth NSW released a Draft Parramatta Road Urban Transformation Strategy
which focuses on providing additional homes along the Parramatta Road corridor from
Camperdown to Granville. The Draft Strategy estimates that Granville will accommodate
approximately 7,000 new dwellings and seeks to establish a planning framework for the
future development of the precinct.
Woodville Road
The Draft Woodville Road Planning Strategy (Draft Strategy) defines the future strategic
direction of Parramatta LGA’s portion of Woodville Road. The Draft Strategy has been
prepared in conjunction with the recommendations of the Woodville Road Urban Design
and Planning Study 2014, which were further tested by Officers and informed by the
Working Group consisting of ward Councillors.
The key objective of the Draft Strategy is to deliver land uses and a built form that
complements the well-established network of town, village, and local centres that
surround Woodville Road.
The Draft Strategy proposes a series of Strategic Objectives for Woodville Road and
include:
 The creation of a new neighbourhood centre
 The enhancement of connections to the established centres of Guildford and
Merrylands
 The emphasis of design quality in built form and the public domain
 The provision of new housing
 The management of Woodville Road as a key transport route.
The Draft Strategy primarily recommends changes to the planning controls along the
properties fronting Woodville Road.
Council has endorsed the Draft Strategy for public exhibition in November 2015 and is
likely to commence exhibition in the coming weeks.
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A copy of the report and draft Strategy can be viewed below (refer to item 7.13 on page
710 of the business paper):
http://businesspapers.parracity.nsw.gov.au/parracity/Open/2015/OC_23112015_AGN_AT.
PDF
General Infill Infill priorities detailed above in the Residential Development Strategy 2006.
Sustainability
Liveability
No statement on liveability available.
Development of a future cycle map (see below).
With the recent completion of the Lennox Bridge Portals and Baludarri Wetlands path
there are only two missing links on the northern bank that will connect Westmead Health
Precinct to Sydney Olympic Park via Parramatta Park, UWS and the Parramatta CBD with a
fully off-road network for commuting and recreation by bicycle or walking.
One of those missing links, Subiaco Creek, has recently been funded by RMS and
construction will commence before the middle of this year.

Open space Parramatta City Council released the Parramatta Open Space Plan in 2003. The principle
purpose of the Plan is to provide a framework to guide the planning, development and
management of Parramatta's open space system in the short and long term in line with
Council's Strategic Outcomes.
When reviewed against current and predicted future populations, the distribution and
amount of open space per person was found to be uneven across the LGA when
considering current population and projected growth.
 Population growth and higher density residential development in Parramatta will result
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in increased demand for local open space, as many future residents are unlikely to have
access to private backyards
Further, the intense development interest places pressure on what are already scarce
open space assets, many of which are at capacity. Open space pressures are particularly
apparent in Granville, Westmead, Rose Hill, Harris Park, Pendle Hill, Toongabbie,
Guildford and Parramatta CBD
The Parramatta Ways project offers a unique and positive opportunity to connect up
open space assets, dispersing demand and creating healthy liveable suburbs
Parramatta's river, creeks, waterways and bushland reserves create unique natural
recreation opportunities close to the city centre. Efforts to bring back swimming to Lake
Parramatta and the Parramatta River are under way
Given limited opportunity to acquire new open space, focus should be on opportunities
to improve capacity and quality of existing open space particularly in more built up
areas, as well as provision of quality open space within residential development (e.g.
rooftop gardens, synthetic playing fields, shared use of facilities, and increasing green
infrastructure such as street trees and water sensitive urban design).

http://www.parracity.nsw.gov.au/__data/assets/pdf_file/0016/2194/OSPVol1_2003.pdf
High
Environmental Strategy for Parramatta is outlined on Parramatta City Council’s website,
Environment however it contains limited information on protection mechanisms. For further
Value
information:
http://www.parracity.nsw.gov.au/your_council/future_planning/environmental_strategy
Areas of terrestrial biodiversity, riparian land, and waterways are maps and controlled by
the LEP 2011.
Hazards

Flooding
The Parramatta Council area is particularly susceptible to the effects of flooding due to:
 Two significant rivers in the LGA – Parramatta River and Duck River, and 25 named
creeks in the LGA
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 Relatively small catchments resulting in little warning time between heavy rain and
flooding
 High population density, especially in the Parramatta CBD.
To manage these effects they have flood mapping and flood risk plans for most of the LGA,
plus development controls in our DCP. The following projects that are currently underway
to help improve flood risk management include:
 Flood modelling for the Parramatta River – production of a new flood model for the
Parramatta River was started in late 2015, with a draft flood model being completed
towards the end of 2016. Following finalisation of the flood model in 2017, a new flood
risk management plan for the Parramatta River will be created in 2018
 Revised flood risk plan for the Parramatta CBD. As part of the current planning proposal
for the Parramatta CBD a revised flood risk plan for the CBD is being developed, this
revised plan will address the issues relating to additional people / businesses moving
into the CBD. The revised flood risk plan will be produced before the end of 2016
 Flood early warning system for the Parramatta River – investigations are currently
underway to determine the feasibility of a flood warning system for high priority areas
along the Parramatta River. The warning system will provide flood information for
Westmead Hospital, the Parramatta CBD and other locations along the Parramatta
River, and will reduce economic loss and risk to life from flooding.
Acid sulfate soils are present in the LGA. This hazard is controlled through an LEP control.
A portion of land in Winston Hills is identified as subject to landslip risk. This is mapped
and controlled through the LEP 2011.
Urban Heat
In 2014 Council endorsed an action plan to respond to this issue by focusing on the
following areas:
 Community resilience - community education and awareness raising, partnership
working and encouraging innovation around heat reduction
 High priority locations – tackle hottest parts of the LGA, vulnerable populations & key
employment precincts
 Better infrastructure for managing heat – shade, green space & access to water and
cool spaces.
Other

A set of analysis maps of the main physical parameters of Parramatta City Centre has been
prepared. This series has been provided to inform the context and site analysis stages of
ongoing design and planning projects.
http://www.parracity.nsw.gov.au/your_council/future_planning/urban_design
Parramatta River Strategy
The Parramatta City River Strategy, adopted by Parramatta City Council in May 2015 is a
plan for revitalizing the foreshore of the Parramatta River between Gasworks Bridge and
Rings Bridge, O’Connell Street. It aims to improve connections between the river and the
city and create more recreational opportunities for city residents, workers and visitors.
This includes better spaces for walking, cycling, picnicking and for hosting major city
events by the river such as New Year’s Eve and Loy Krathong. The strategy creates a new
vision for the area and reclaims the river and its foreshore as a vibrant public space for the
city. Refer to:
http://www.parracity.nsw.gov.au/your_council/future_planning/urban_design
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Public Domain Guidelines 2015
Parramatta City Council has a Public Domain Guideline to guide the street elements and
palettes to be used in the public domain. This co-ordinates the process of street upgrades
and urban renewal. The guidelines were recently updated to review paving, and new
strategies for furniture, lighting, banners, CCTV, street trees and street furniture are being
developed.
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THE HILLS

District
West Central
LGA
The Hills Shire
Vision
Resilient leadership creating vibrant communities balances urban growth protecting our environment and
building a modern local economy.
Hills 2026 Community Strategic Direction.
http://www.thehills.nsw.gov.au/Building/Planning-Guidelines/Strategic-Planning-Direction
Key Issues
 Ageing population.
 Locating employment near homes and improving transport options.
 Delivery of open space that is accessible for all people.
 Maintaining the character and history of the Hills with changing economic conditions.
 Timing and delivery of the Sydney Metro Northwest.
 Competing land uses. Particularly B5 zone on Commercial Road which is within close proximity to the new
Rouse Hill station.
 Changing housing needs with more demand for smaller housing types.
 There has been a decrease in housing affordability.
Indigenous History
Extract from The Hills Local Strategy (adopted June 2008).
A large part of the Baulkham Hills Shire Council area occupies the Dharug country. The Dharug Aborigines
settled in the Shire since 40,000 BC until the early 1800’s making use of both the rich diversity of the
Hawkesbury River food supplies and the land, animals and plants of the adjacent valleys and hills. There
remains archaeological evidence of Aboriginal occupation throughout the Shire today. This evidence provides
insight into the unique and complex nature of the Dharug people’s relationship to the land as maintained
through the mythologies of ‘the Dreaming’, whereby all parts of the local landscape had cultural significance
and meaning.
http://www.thehills.nsw.gov.au/Building/Planning-Guidelines/Strategic-Planning-Direction
Jobs
Centres

The Hills Shire contains the following strategic centres identified in A Plan for Growing Sydney:
 Castle Hill
 Norwest
 Rouse Hill.
The Centres Direction (2009) illustrates the centres hierarchy of the LGA:
http://www.thehills.nsw.gov.au/Building/Planning-Guidelines/Strategic-Planning-Direction
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The centre hierarchy for The Hills LGA has been identified under the Centres Direction (2009).
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http://www.thehills.nsw.gov.au/Building/Planning-Guidelines/Strategic-Planning-Direction
Employment Employment lands within the LGA include:
Lands
Strategic Centre- Norwest
 Located on Old Windsor Road
 163 ha of zoned employment land (B7 Business Park).

Balmoral Road Release Area
 Located on Old Windsor Road
 17.5 ha of vacant employment land with capacity for 4,000 jobs based on a mix of commercial
and light industrial uses to be developed over the next 25 years
 Council identifies that the likely take up of development will occur within the second half of
this period, based on construction and operation of the Sydney Metro Northwest.
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Castle Hill Industrial Area
 135ha of light industrial zoned land
 Recent emergence of high quality homemaker centres providing retail floor space for bulky
goods and building supplies. Such land use incorporates approximately 60,000sqm of retail
floorspace
 The area will be serviced by an underground railway station as part of the North West Rail
Link.
Annangrove Road Industrial land
 120ha of industrial zoned land located on Annangrove Road, opposite Box Hill Industrial
precinct
 The Mile End Road Precinct is currently undeveloped, with the expectation of one site
developed for a hardware store
 Land for a public transport corridor has been identified along the alignment of Withers and
Mile End Roads.
North Rocks Industrial land
 46ha of industrial zoned land. Accessible to the regional road network, specifically the M2 and
M7 via North Rocks Road
 Predominately dominated by light industrial uses including warehousing
 Council has identified landholdings in excess of 0.8ha that could be further subdivided.
Winston Hills Industrial land
 14ha of industrial land bounded by Gibbon Road and the M2 Motorway
 Close proximity to Blacktown LGA and Seven Hills Industrial area.
Northmead Industrial land
 Currently undergoing transition. The precinct is fragmented into two areas by James Ruse
Drive, a 1.4ha site containing factory units and a 3.7ha area containing a Bunnings warehouse
and storage facilities
 Adjoining sites have been rezoned from industrial to residential
 Transition of the northern portion of the industrial precinct is appropriate given the existence
of Campbell Street village changing area.
Planned employment lands include Box Hill Industrial Precinct which covers an area of 147 ha on
Windsor Road.
Retail

Rouse Hill and Castle Hill are large shopping centres in the LGA. Council has identified Windsor
Road, Kellyville and Rouse Hill as higher order centres under the Centres Direction (2009).
Council identified high demand for additional retail within the centres of Baulkham Hills and
Castle Hill which are centrally located to accommodate the majority of the population of the
LGA.
The future demand for types of retail within the LGA to 2031 is presented below.
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http://www.thehills.nsw.gov.au/Building/Planning-Guidelines/Strategic-Planning-Direction
Other

Council has highlighted the importance to ensure the concentration of large scale retail and
commercial activities in the major centres and towns.

Housing
Local Housing The estimated distribution of new dwellings has been identified under the Residential Direction
Strategy
to 2031, with new housing primarily being delivered through the North West Growth Centre.

http://www.thehills.nsw.gov.au/Building/Planning-Guidelines/Strategic-Planning-Direction
Much of the proposed future development within the Hills is driven by state policy, through the
North-west growth centre and is therefore covered in state-level documentation.
It is noted that the figures above are likely to change as structure plans are developed. The Hills
Corridor Strategy (adopted 2015) identifies capacity for over 25,000 new dwellings by 2036 along
the corridor.
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http://www.thehills.nsw.gov.au/Building/Road-and-Building-Projects/Hills-Corridor-Strategy
Recent ReZonings



































Planning Proposal to rezone part of Rouse Hill Town Centre from B4 to B3 under the Hills
LEP 2012. The proposal was refused
370 Old Northern Road, Castle Hill - Rezone from rural to environmental living. Approved
and gazetted in 2012. http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=386
Hill Road Reserve, West Pennant Hills – Rezone reserve for low density residential.
Approved and gazetted in 2013
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=352
177 Wrights Road, Castle Hill – Rezone from rural to low density residential. Approved and
gazetted in 2013
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=447
301 Samantha Riley Drive, Kellyville – rezone from business park use to R1 to permit mixed
use development and residential flat buildings. Approved and gazetted in 2014
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=606
11-13 Garthowen Crescent and 292-296 Old Northern Road, Castle Hill – rezone to R4 High
Density Residential and increase height limit to 16m. Approved and gazetted in 2013
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=618
404-416 Windsor Road, 1, 2, 3-7 Meryll Avenue, and 2 Rembrandt Drive, Baulkham Hills –
increase height to 10m-22m across the sites and add FSR of 2.3:1. Approved and gazetted in
2013
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=625
64 Mackillop Drive, Baulkham Hills – rezone from low density to part medium density, part
high density. Potential capacity for 195 dwellings. Approved and gazetted in 2013
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=738
221 North Rocks Road, North Rocks – rezone industrial to medium density residential.
Approved at gateway and with RPA for implementation
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=971
488-494 Old Northern Road, Dural – rezone from rural to part B6 and part medium density
residential. Approved and gazetted in 2014
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=978
Provide greater flexibility for subdivision of all lots which are zoned part E4 Environmental
Living and part R2 Low Density Residential in the North Kellyville precinct. Approved and
gazetted in 2014
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=999
Southern, Eastern and Central Residential Precincts of the Rouse Hill Regional Centre.
Increase height and decrease minimum lot size. Potential for 52 additional dwellings.
Approved and gazetted in 2014
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=1076
Introduce the opportunity for rural cluster subdivision on land zoned RU6 Transition Zone.
Approved and gazetted in 2013
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=1101
299-309 Old Northern Road, Castle Hill – increase height and rezone portion of site from R4
to B4. Potential additional capacity of 350-400 dwellings. Approved and gazetted in 2014
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=1113
27-33 North Rocks Road, North Rocks – increase height from 16m to 30m. Potential
additional capacity for 150 dwellings. Approved and gazetted in 2014
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=1138
Add flexibility relating to minimum lot sizes for dual occupancy, multi-dwelling housing and
residential flat buildings across The Hills Shire. Approved and gazetted in 2014
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=1179
Riverside Oaks Golf Resort – permit up to 300 dwellings on the site as an additional
permitted use. Approved at Gateway and with RPA for implementation
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=1166
Box Hill North Precinct – rezone for a range of residential development. Potential capacity
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Affordable
Housing







for 4,100 dwellings. Approved and gazetted in 2015
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=1262
47 Spurway Drive, Baulkham Hills – increase height from 16m to 41m on R4 zoned land.
Potential for an additional 1,324 dwellings. Approved at Gateway and with RPA for
implementation
http://leptracking.planning.nsw.gov.au/PublicDetails.aspx?Id=1280
Council recognises that housing supply is required if affordability is to be maximised
Council identifies options to achieve affordable housing including floor space incentives or
density bonus provisions, inclusion of affordable housing outcome as part of a negotiated
planning agreement and closer liaison with community housing providers
Encourage implementation through SEPP
No affordable housing targets or locations to deliver affordable housing identified.

Priority
No new greenfield sites identified. Release areas that have commenced development include
Growth Areas Kellyville/Rouse Hill and Balmoral Road. These release areas are shown in the North West growth
(Greenfields) centre map below.

http://growthcentres.planning.nsw.gov.au/PriorityGrowthAreas/NorthWestPriorityGrowth
Area.aspx
Urban
Renewal

The current planning for the Sydney Metro Northwest will deliver significant urban development
and renewal along the transport corridor.
No specific sites identified, however the Residential Direction identified that the Northmead
Industrial site has potential to transition from industrial to residential.

General Infill The Residential Direction notes there is opportunity for medium and high density development
in established areas such as Carlingford and Baulkham Hills town centre and around future rail
stations.
Other

This map identifies where additional dwellings will be located. Note: Box Hill is located further
along Old Windsor Road, west of Rouse Hill.
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Sustainability
Liveability
Council has developed themes around the vision statement that reflect sustainability. The
themes stated include vibrant communities, balanced urban growth and protected environment.
Open space The main objective stated in the Environment and Leisure Direction, is to ensure Council’s
planning controls effectively provide for a diverse range of open space settings and recreation
opportunities.
The map below identifies the location of open space within the LGA. Open space is in the form of
National Parks, private recreation, public open space and open space networks such as the Great
Northern walk and the Great River walk.
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Source: Environment and leisure direction (2008)
http://www.thehills.nsw.gov.au/Building/Planning-Guidelines/Strategic-Planning-Direction
Council documented the type and amount of open space within the LGA under Environment and
Leisure Direction (2009):

http://www.thehills.nsw.gov.au/Building/Planning-Guidelines/Strategic-Planning-Direction
High
Environment
Value








Cumberland Plain Woodland.
Threatened fauna – 38
Threatened flora- 24
Threatened populations- 4
Threatened ecological communities- 10
Under the Environment and Leisure Direction, Council has identified strategies to
management the environment.

http://www.thehills.nsw.gov.au/Building/Planning-Guidelines/Strategic-Planning-Direction
Hazards

Flooding, bushfire, landslip and land use conflicts with rural uses.

Other

In order to achieve open space and environmental management objectives, Council outlined the
need to review development controls and prepare strategies.
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Other
Rural Lands Hills Shire Rural Strategy 2003 has been published. Release area has developed significantly
since. Rural zoned land within the LGA is located north of the Rouse Hill Strategic Centre.
Under the LEP 2012, rural lands are zoned under RU1 Primary Production, RU2 Rural Landscape
and RU3 Forestry. The LEP also has a RU6 transition zone. These zones are identified below:

West Central District 59

Contact us
CANBERRA
Level 6, 39 London Circuit
Canberra ACT 2601
+61 2 6263 5940
sgsact@sgsep.com.au
HOBART
Unit 2, 5 King Street
Bellerive TAS 7018
+61 (0)439 941 934
sgstas@sgsep.com.au
MELBOURNE
Level 5, 171 La Trobe Street
Melbourne VIC 3000
+61 3 8616 0331
sgsvic@sgsep.com.au
SYDNEY
209/50 Holt Street
Surry Hills NSW 2010
+61 2 8307 0121
sgsnsw@sgsep.com.au
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