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1 Introduction
1.1 GENERAL
This planning submission has been prepared for the owners of land comprising a sub precinct
known as “Camden Valley Heights”1, Leppington in response to the Leppington Precinct
Planning Exhibition. It is focused upon a review of the exhibition material in general and a
targeted review of the express implications of the documentation in respect of the subject
landowners’ holdings.

1.2 CLIENT'S INSTRUCTIONS
The submission has been prepared in response to instructions from the owners of the land
described in Section 2 below. It seeks to highlight concerns with various aspects of the
background Technical Reports, the Leppington Precinct Planning Report and the draft Indicative
Layout Plan.

1.3 SCOPE OF SUBMISSION
The submission provides a brief overview of the current phase in the planning process. It
proceeds to focus upon a critique of the qualities of the subject landholdings, their setting,
alternative landuse options, relevant amendments to the draft Indicative Layout Plan (ILP) and
timing and nature of any acquisition process.

2 Land
2.1 LEGAL DESCRIPTION AND OWNERSHIP
The subject landholding comprises
Leppington, with an ownership pattern described in the following Schedule:

,

(Refer to Annexure "A".)

1

More fully described at Section 2 below.
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2.2 QUALITIES AT A GLANCE
The subject allotments are depicted in the aerial photograph extract on the coversheet of this
submission and Figure 1 below.
The land is situated on the
intersection and to

to the north of
.

The land is largely cleared of native vegetation, having been used in part intermittently for
vegetable production (on a rotational crop basis) in years gone by. (Refer to the following aerial
photograph extract and portfolio of photographs forming Annexure “E”).
Each property has a principal dwelling house situated thereon and a range of outbuildings and
informal improvements.
The land rises from Camden Valley Way generally in a westerly direction to the crest/ridge of
the immediate drainage catchment and possesses commanding local and district views.

Figure 1: Aerial Photograph Extract Showing Property Numbers of the Subject Properties
Despite some limited area exhibiting a slope of < 1:10, the land is geotechnically stable. Further,
the land is flood free and generally free of prime order development constraints as attested to
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later and reflected in Annexure “D”2

3 Property Ownership/Realisation
The subject property represents the principal asset of the generally long-term3 landholders, an
asset which has not been easy to come by and indeed holds the key to the owners' immediate and
longer term futures.
The development of Leppington for urban purposes will require the owners to make important
decisions about their principal asset and generally long-term lifestyles. It is accordingly
imperative that the planned development and the timing of same is soundly based and does not
discriminate against them optimising the return from their land in a manner consistent with
contemporary sustainable urban development principles/outcomes.
This submission seeks to highlight a number of areas which are considered prejudicial to the
above reasonable expectations. Further, it seeks to highlight areas where the plans could
potentially be enhanced to the benefit of the landowners and, equally importantly, the broader
Precinct Planning principles.

4 The Leppington Precinct Planning Process
The Leppington Precinct represents a further priority development precinct in the South West
Growth Centre, pursuant to the "Managing Sydney's Growth Centres” (2005) and South West
Structure Plan and Development Control Plan and State Environmental Planning Policy - Sydney
Region Growth Centres (2006) (SEPP SRGC, 2006).
The South West Structure Plan provides a blueprint for detailed planning of individual precincts,
including the Leppington Precinct. As part of the precinct planning process, specialist studies
and detailed surveys have been undertaken to determine urban capability of the Leppington
Precinct, in accordance with the Growth Centres protocols comprising the Growth Centres
Structure Plan, the Growth Centres Infrastructure Plan and the Growth Centres Development
Code.
Further, it is understood that comprehensive studies and surveys underpin the ILP prepared for
the precinct (reflected in part on the cover sheet of this submission and at Annexure "B").
The ILP is importantly referred to as providing broad level design outcomes for the Precinct. It
is, however, fundamental that even at this level of detail and stage in the planning process, that
optimum accuracy and projected planning outcomes are achieved.
The subject owners importantly believe that further refinement is still required to some of the
general principles, particularly as they impact their land holding. This submission will proceed to
highlight areas of concern, bring new material to the "table” and present a case for amendment.

2
3

The “high risk” contamination categorisation which is challenged in Section 5 of this submission.
Generational, in the case of the extended
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The release of the Leppington Precinct heralded the commencement of a comprehensive precinct
planning process. This process has entailed:







The compilation of a series of technical studies;
The preparation of a draft ILP representing a masterplan for the development of the
Precinct, showing proposed road patterns and future land uses (refer to Annexure "B");
A Draft Development Control Plan (DCP); (Camden Growth Centre Precincts
Development Control Plan and Schedule 5 – Leppington Precinct)
An explanation of the enactment process entailing an amendment to the State
Environmental Planning Policy (Sydney Region Growth Centres) 2006 (the Growth
Centres SEPP);
An Infrastructure Delivery Plan; and
A Precinct Planning Report

5 Areas for Review
5.1 OBJECTION TO PROPOSED ENVIRONMENTAL LIVING DESIGNATION
My Clients with land impacted by the proposed Environmental Living-E4 designation initially
object to the proposed designation and zoning of the land for such purposes, as reflected in the
draft ILP and Draft Growth Centres Precinct zoning map.
The proposed zoning and development in accordance with the “design principles” surrounding
the land designated for Environmental Living purposes discriminates against the reasonable
future urban expectation of my Clients. Their land holding is not subject to any prime order
constraints4 which would mitigate against its use for Low Density residential purposes.
The “constraint free” nature of the land is reflected in Annexure “D”.
5.1.1 ALTERNATIVE PROPOSAL/S
An extensive slope and integrated building design analysis has been undertaken in respect of the
“Environmental Living” land precinct. This work is reflected in Annexure “C”, and clearly
demonstrates that low density residential development on allotments of 600m2 can be readily
achieve without compromising the landscape, particularly when integrated with a significant
street tree planting program.
Much of the subject land is acknowledged to be visually prominent. However, the
transformation for either environmental living or low density residential purposes will be
demonstrably urban. What is critical is the final design template and a commitment to advanced
street tree planting and the maintenance of such framework. An outline of some relevant
principles is presented in Annexure “C”.
Given the foregoing the land in the subject locality should be designated for low density
residential purposes in a manner consistent with other unconstrained nearby lands. Specifically,

4

The generally steeper nature of the site is not considered to represent a prime order constraint as is
evidenced in Annexure “C”.
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my Clients “environmental living” land should be zoned R2 Low Density Residential with a
600m2 minimum subdivision lot size and supported by relevant design objectives and landscape
outcomes in a relevant DCP amendment.

5.2 OBJECTION TO FINAL SITING OF PROPOSED “HILLTOP PARK” AND LOW
DENSITY NATURE OF PROPOSED SURROUNDING RESIDENTIAL LANDS
The proposed siting of the Park (passive open space) is objected to in its current configuration, as
it does not optimise its “hilltop” setting. Further, it is objected to in respect of its integration with
proposed surrounding residential development, as it does not optimise the high amenity setting
(in terms of density), nor does it capitalise on opportunities for passive surveillance and housing
diversity.
5.2.1 ALTERNATIVE PROPOSAL/S
A minor modification and enhancement of the design for such precinct is reflected in the scheme
presented in Annexure “C”. In such scheme the proposed siting of the park has been adjusted
slightly to optimise its hilltop setting. Further, Medium Density Residential Development is
proposed to capitalise on the high amenity setting in an integrated manner, which also optimises
views to/from the park and passive surveillance.
Appropriate amendments to the planning documents including the draft ILP and Leppington
Precinct Growth Centre Maps should be undertaken to reflect the park adjustment and
introduction of an integrated cell of R3-Medium Density Residential development.

5.3 OBJECTION TO DESIGNED IMPACT OF STORMWATER MANAGEMENT
FACILITIES
The Draft ILP “communicates” a significant stormwater management impact particularly on No.
. A comprehensive review of the background Stormwater
Management Report undertaken by J Wyndham Prince Pty. Ltd. (reproduced as Annexure “F”)
importantly concluded that stormwater quantity, quality and conveyance could be handled in a
more efficient manner, with less impact on my clients lands (particularly No.
). Indeed the proposed Detention Basin (B16) is demonstrated to be capable of being
located clearly free of No.
and align directly with the landscape low point. Additionally,
the review concluded that the proposed “trunk drainage channel running parallel to Camden
Valley Way is not required to manage flows from (immediate) stormwater basins”. Further,
such drainage function was identified to be capable of being performed by the “minor/major road
system”.
5.3.1 ALTERNATIVE PROPOSAL/S
It is strongly recommended that the alternative stormwater management strategy identified in
Annexure “F” be adopted for the immediate catchment and that the Draft ILP and other Planning
documents be amended accordingly. Clearly the amendment reflected in Plate 3.3 of the J
Wyndham Price Report and mirrored in Annexure “C” should be reflected in the ILP and
associated planning documents.
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5.4 PROPOSED STAGING
My Clients support the proposal designation of their holdings as part of the initial stage in the
“Zoning Sequence”.

5.5 PRELIMINARY ENVIRONMENTAL ASSESSMENT
An initial review of the “Land Capability and Salinity Study for the Leppington Precinct
Preliminary Environmental Assessment” compiled by Worley Parsons has been undertaken. The
review together with detailed conversations with my Clients generally as long term local
residents5, has failed to establish why the quality of the subject land and its history is any
different to surrounding lands that have been assigned a moderate risk rating in the subject study.
Indeed my clients’ land, despite largely past historical vegetable production, has been declared
acceptable for the raising and dispersal of livestock and other similar activities.
The only possible explanation for the subject designation potentially stems from confusion
arising from the nature and extent of the former Ampol Service Station, situated at the front of
(and known as No.
).
Previously excised from a larger “parent holding”6, the land at No.
was formerly used as a service station but was remediated in accordance with the Contaminated
Lands Management Act. In 1994 it is noted to have been declared suitable for activities
including human habitation (see the “Environmental Clearance Certificate” at Annexure “G”).
The former service station site is now occupied by a dwelling house and sundry improvements
and items.
5.5.1 PROPOSED AMENDMENT
The sites covered in this submission (as reinforced above) were never part of the service station
site and in the absence of any more definitive information my Clients strenuously oppose the
designation of their land as being “high risk” and request that the Preliminary Environmental
Assessment Report and any subsequent reports7 describe the sites as no more than “moderate”
risk, consistent with the designation of other lands in the immediate area that have had a similar
history of use.

6 Commitments
In addition to committing to the amendments identified in Section 5, the Department is requested
to ensure that appropriate mechanisms are in place to address appropriate levels of monetary
compensation for any lands impacted by proposed infrastructure requirements8, and that such
compensation is paid in a timely manner.

5

6
7
8

Dating back over 50 years.
Namely, the foregoing.
Such as the Precinct Planning Report
Including parklands
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In this regard, the Department would be expected to broker an appropriate solution to a potential
impasse
with
Camden
Council
in
respect
of
timely
infrastructure
provision/funding/compensation.

7 Conclusion
The suite of planning documents underpinning the proposed release of the Leppington Precinct is
initially noted.
A site specific overview and precinct context review cited above highlights the need for review
of the ILP and related underpinning Planning documents and studies, this being further
articulated in the following requests:













A holistic review of the draft ILP, including:
- Redesignation of the Environmental Living (E4) land to R2 Low Density Residential
reflected in an amendment to the Leppington Precinct-SW Growth Centre Zoning
Map ,accompanied by
- an amendment to the Leppington Precinct-SW Growth Centre Lot Size Map deleting
the 1,000m2 reference to the subject land.
The location of the “hill top” park be adjusted slightly as per the amended layout depicted
in Annexure “C” and that relevant adjustments be made to the ILP and State
Environmental Planning Policy (Sydney Growth Centres) 2006, Leppington Precinct
Plan consistent with the foregoing.
The area immediately surrounding the “adjusted park” be designated Medium Density
Residential (be zoned accordingly) and accompanied with the designation of appropriate
interface and view corridor principles (in an accompanying DCP amendment)
An amendment to the ILP, State Environmental Planning Policy (Sydney Growth
Centres) 2006 and DCP consistent with the foregoing.
Removal of the “high risk” designation from the properties
in the Land Capability-Preliminary Environmental Site Assessment and
replacement with a moderate risk ranking (as for other contiguous lands with a similar
history) and similar reflection in the Precinct Planning Report, Camden Growth Centre
Precincts Development Control Plan and potentially others.
An amendment to the Leppington Precinct – SW Growth Centre Height of Buildings
Map to provide for 12 metre development in respect of the proposed R3 Medium Density
Residential land.
An amendment to the Leppington Precinct – SW Growth Centre Residential Density Map
to provide a minimum dwelling density of 25 dwellings per hectare aligning with the
proposed R3 Medium Density Residential area and 15 dwellings per hectare with the
“former” E4-Environmental Living land.
An amendment to the Leppington Precinct – SW Growth Centre Land Reservation
Acquisition Map to reflect the proposed amended park (RE1) siting.

The presence of any infrastructure designated land should trigger relevant mechanisms to ensure
appropriate levels of monetary compensation are paid in a timely manner and that any impasse
with Camden Council in respect of infrastructure provision during the formative phase of
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development9 is resolved in an expedient and pragmatic manner that does not impede future
development and discriminate against property owners.
The Department of Planning and Environment (and Camden Council) are accordingly petitioned
to make changes to the relevant planning documents and studies, consistent with the foregoing.

9

Due principally to a potential lack of Section 94 revenue in precincts characterised by land fragmentation.
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Annexure “A”
Subject Land

Annexure “B”
Indicative Layout Plan (ILP)

Annexure “C”
Sample amendment to Draft ILP/Indicative Development
Scheme.

Camden Valley Heights Design Principles:








Maintain a hilltop open space with views along streets.
Provide a ridgeline road with large street trees so that the tops of trees are the dominant
feature on the ridge top when viewed from a distance.
Allow medium density housing on small and irregular shaped blocks adjacent to open
space to take advantage of increased amenity from being adjacent to open space.
Allow residential to step down ridgeline to take share of views.
Re-align roads to reduce deep block depths suitable of accommodating allotments
relative to slope.
Accommodate drainage along streets rather than swales and trunk drainage channels.
Relocate proposed detention basin B16 to topographic low point and within two
allotments rather than three.

Annexure “D”
Prime Order Constraints

Annexure “E”
Pictorial Portrayal of Qualities of Land Holding

1: Looking south-west to knoll on No.

.

2: Looking west to knoll on No.

3. Looking east from boundary of
Valley Way and Leppington East Precinct.

toward Camden

4. Looking north from No.
Camden Valley Way.

5. Looking east from front of No.

6. Looking south from front of

toward Leppington East Precinct.

toward Heath Road.

7. Looking from boundary of No.
Road intersection.

toward Camden Valley Way/Heath

8. New roadway integrated stormwater drainage looking north along Camden Valley Way from
entry to
.

9. Looking upslope towards residential improvements on

.

10. Looking west from crest on No.

11. Looking from No.
.

12. Looking toward No.
“common entrance”.

.

toward entrance to No.

and No.

from

13. Looking toward No.

residence (right middle distance).

14. Looking from front of No.
toward low point on adjoining northern
property and proposed location of future drainage basin.

15. Looking south from No.
extreme left).

along ridge (Camden Valley Way to

Annexure “F”
Stormwater Management Review

Annexure “G”
Environmental Clearance Certificate

