GOUGH PLANNING

27 September 2018

Department of Planning and Environment
GPO Box 39
SYDNEY NSW 2001

Dear Sir/Madam
RE:

Submission – Draft West Schofields Masterplan

We are the consultant town planners for Ms Louise Bruckner, the registered proprietor of land
located at No. 35 Townson Road, Marsden Park (the subject property). We write in respect of
the Draft West Schofields Masterplan (the Draft Masterplan).
The subject property is within the West Schofields Masterplan area and the draft Land Zoning
Map proposes to rezone our client’s land from RU4 – Primary Production Small Lots to a
combination of the following zones:
 SP2 - Infrastructure (Classified Road)
 SP2 - Infrastructure (Drainage)
 RE1 - Public Recreation.
Figure 1 below depicts the proposed zoning of the subject property.

Figure 1: Proposed zoning of subject property

Our client objects to the proposed rezoning of her land, and invites the Department to apply a
R2 Low Density Residential zoning to the subject property. This submission is made on behalf
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of Ms Bruckner and sets out a town planning assessment on the appropriateness of the
proposed zonings. An individual submission from Ms Bruckner is contained at Attachment 1.
The subject property
The subject property is located on the northern side of Townson Road, Marsden Park between
Bells Creek to the east and Meadow Road to the west. The property is regular in configuration,
having a frontage to Townson Road of 100 metres, a consistent depth of 370 metres and a total
site area of 36,700m2. Figure 2 is an aerial photograph of the subject property.

Figure 2: Aerial image of the subject property

The subject property is currently improved by a single storey dwelling house, pool and a
number of shed structures. The property contains scattered vegetation in the form of Eucalypts
which are located at the property’s midsection and south-western corner. The property has
been significantly cleared and undergone land form modification towards the rear. Photographs
of the subject property taken in September 2018 are contained at Attachment 2.

2|Page

GOUGH PLANNING
A small portion of the eastern boundary of the subject property is below the 1% annual
exceedance probability event (1% flood level). Figure 3 identifies the portion of the land below
the 1% flood level.

Figure 3: Flood affectation of the subject property

The subject property is located between 15 metres and 138 metres from Bells Creek, which has
an irregular path through the properties adjoining the subject property to the west. The subject
property contains no Endangered Ecological Communities and contains only a very small area
nominated as a ‘Riparian Protection Area’ and a ‘Native Vegetation Retention Area’. See Figure
4 below.
Draft Riparian Protection Area Map

Draft Native Vegetation Protection Area
Map

Figure 4: Riparian and Native Vegetation Draft Maps.
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Objection to Draft Masterplan
Our client objects to the Draft Masterplan on the following grounds:
1. The inappropriate RE1 zoning applying to the subject property
2. The inappropriate SP2 (Drainage) zoning apply to the subject property.
3. The appropriateness of an R2 zoning across the subject.
1. Inappropriate RE1 zoning
The Draft Masterplan applies an RE1 – Public recreation zoning to approximately 36% of our
client’s property (13,320m2), being the land that adjoins Townson Road. This portion of the
property is predominantly above the 1% flood level and is effected by the PMF flood level to
only a limited degree. The proposed area contains limited vegetation, and has limited ecological
or scenic values, being currently occupied by the dwelling house and surrounding grassed
areas.
There is no special characteristic which would make our client’s property attractive as a place of
public recreation.
The proposed public recreation area is also poorly located in the West Schofields Precinct
being located in its south-western corner. Adjoining the subject property to the north is an area
of dense bushland that is zoned E2 – Environmental Conservation in the Draft Masterplan. The
subject property is adjoined to the west by 4 allotments that have a frontage to Richmond Road
and are predominantly within the Marsden Park Industrial Precinct. These allotments contain
Bell Creek and are zoned E2 – Environmental Conservation and B5 – Business Development
by Appendix 5 of State Environmental Planning Policy (Sydney Region Growth Centre). Figure
5 below is the relevant zoning map applying to these properties. Permissible development
within the B5 zone include a range of commercial uses such as bulky goods premises,
hardware and building supplies, service stations and the like. There is no direct pedestrian
access possible from these properties to the proposed park on the subject property.
To the south of the subject property is an area of land which also forms part of the Marsden
Park Industrial Precinct1, and has numerous zonings including R2 – Low Density Residential,
SP2 – Infrastructure (Drainage), E2 – Environmental Conservation and RE1 – Public
Recreation. As Figure 5 identifies below, the residential zoned area is already supported by a
large public recreation area at its centre.
It is therefore apparent that the public recreation area proposed on the subject property is not
required to service land uses which adjoin the property to the north (Environmental), west
(Business) or south (Residential/Environmental Conservation). Indeed there is no ‘out of
precinct need’ for open spaces or green spaces in the adjoining Marsden Park Industrial
Precinct.2
Known as “West Schofields (Townson Road)”
West Schofields Precinct Exhibition Discussion Paper at p6 and p24, which identifies a shortfall in
Riverstone and Alex Avenue Precincts.
1
2
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Figure 5: Zoning Map of the adjoining Marsden Park Industrial Precinct.

To the east of the subject property is rural property having the same characteristics of our
client’s land. It is proposed by the Draft Masterplan that this area be zoned R2 Low Density
Residential. It would be a far more effective strategic decision to place the public recreation
area that services this area towards the centre of the urban area, rather than at its periphery.
The following advantages would then be achieved by relocating the public open space in this
manner:
1. it would be more convenient to residents of the urban area and would be accessed by a
greater number of dwellings without reliance on private motor vehicles;
2. it would allow a greater number of dwellings to adjoin the open space area, allowing
houses to take advantage in their design of the green open space;
3. it would reduce reliance on Townson Road to access the area. Townson Road is
described as a future sub-arterial road3, and the provision of direct access from this road
is discouraged.
In consideration of the submissions made above, we request the Department to amend the
proposed zoning map to remove the RE1 zoning from the subject property.
3

Blacktown City Council Growth Centre Precincts Development Control Plan - Schedule 9 at Figure 14.
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2. Inappropriate SP2 Zoning
The subject property is predominantly above both the 1% flood level and PMF flood level (see
Figure 3 above). Notwithstanding the limited nature of the flood affectation, the Draft
Masterplan proposes that the vast majority of our client’s land (64% or 23,380m2) be zoned
SP2 – Local Drainage. Such land use planning is contrary to the design philosophy set out in
the Flooding, Water Cycle Management and Riparian Corridor Assessment dated 13 June 2018
which states (at p20):
The extensive flooding within the precinct boundary has shaped the layout of the
precinct, with almost half of the land within the precinct located under the 100 year flood
level, making it unsuitable for many forms of development.
In our view no regard has been had to absence of flood affectation across our client’s property
when determining the area of the SP2 zone.
The purpose of the proposed SP2 zoning on our client’s land is to facilitate the construction of a
bio-retention basin which would service the proposed 11.7 hectare residential area adjoining
the property to the east.4 The detention basin is proposed in the north-western corner of the
subject property, and is of a significantly smaller size than the proposed SP2 zoned area.
The bio-retention basin is proposed on a portion of the subject property that is above the 1%
flood level. It is assumed this location was chosen due to the mistaken belief that a dam
currently exists in this area, however as Figure 2 demonstrates this was removed some time
ago.
The location of a bio-retention basin on land that is free from flooding is a poor strategic
planning outcome. Indeed this is the only bio-retention basin in the precinct that is cited
completely on land unaffected by the 1% flood event. The proposed location would create
engineering issues, as the proposed area is no lower than the residential area it is proposed to
service.
In our view the bio-retention basin and associated SP2 zoning should be repositioned onto the
rear of No. 9 Townson Road, Marsden Park, being the site of Bravo Nursery. This area is below
the 1% flood level, directly adjoins Bells Creek and is largely cleared with a commercial nursery
occupying the land.
3. Appropriate R2 Zoning
The subject property ideally located, sized and dimensioned to accommodate low density
residential development. A residential subdivision in this location would represent a gateway
into the release area, and could facilitate a high level of urban development having a close
4

Flooding, Water Cycle Management and Riparian Corridor Assessment at Figure 6.1
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relationship with bushland settling of the Bells Creek riparian corridor and environmental
conservation area beyond.
There are not physically constrains which would prevent the residential subdivision of the
subject property. We therefore request the Masterplan be amended to zone the subject
property R2 – Low Density Residential.
If you have any questions regarding the contents of this letter please contact the undersigned.

Yours faithfully
GOUGH PLANNING

Andrew Gough LLB, BTP (Hons)
Our Ref: 1806
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Attachment 1
Submission by Ms Louise Bruckner
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Attachment 2
Photograph of the subject property taken in
September 2018
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Photo 1
View of
dwelling
looking
south

Photo 2
View of
farm
structure
looking
north
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Photo 3
View of
land
adjoining
western
boundary
looking
north

Photo 4
View of
small
portion of
riparian
area
looking
north.
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