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INTRODUCTION AND SUMMARY 

This submission has been prepared by Think Planners on behalf of the property 
owners of 80 West Parade, Riverstone. The submission is also supporting surrounding 
properties in immediate proximity to the site. These properties fall within the West 
Schofields Precinct and the existing landowners are very concerned about the 
proposed planning controls applying to their land- which appear to have adopted an 
inappropriate zoning for the land based on a review of the relevant background 
documents associated with the exhibition. 

It appears the land has failed to have been adequately considered in the initial Precinct 
Planning, perhaps because it is on the fringe and outside of the core portion of the 
Precinct. Nonetheless the site is within the Precinct and is developable land in 
proximity to the Riverstone Local Centre, Railway Station and established Urban Area. 
Therefore it has good development potential.  

In summary this submission has found that: 

- The land is proposed to be zoned Part E2 and Part RU6 Rural Transition. We 
concur with the application of the E2 zone to the rear portion of the site owing 
to the vegetation and flooding affectation. However the application of the RU6 
zone to the remaining portion is an inappropriate zone when considering: 

o The land does not have a transition to rural land; 

o The application of the RU6 zone is inconsistent with LEP Practice Note 
PN11-002; 

o The land is partly flood prone, and partly affected by vegetation, 
however this is limited to the rear portion of the site (approximately 1/3 
of area covered by the E2 zoning) and the remaining area is entirely 
flood free and vegetation free and is developable land with road 
frontage.  

o The site is already serviced by reticulated sewer, meaning that future 
allotments have available infrastructure without the need for significant 
new sewer infrastructure. 

o The site is located with frontage to the future Denmark Link Road that 
will link the Westminster Street Bridge to Garfield Road West- providing 
good transport connections and links to existing main roads and 
infrastructure.  
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- On the basis of our investigations we believe that the land, and adjoining 
properties in the immediate vicinity should be reconsidered in the final Precinct 
Planning as follows: 

o Amended from RU6 Rural Transition to R2 Low Density with a dwelling 
density of 15-20 dwellings per HA. 

 
There are persuasive planning reasons, as they relate to the above sites, to object to 
the proposed draft amendments to the State Environmental Planning Policy (Sydney 
Region Growth Centres) 2006 and to recognise this in an updated version of this 
document to adopt an R2 zone to the land to facilitate housing development.  
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BACKGROUND AND CONTEXT TO SITE 

LOCATION 

The focus of the NSW Government’s district planning is on the creation of a set of 
three 30 minute cities, which is driven by the need to stimulate economic activity closer 
to where people live or where they can reasonably access within 30 minutes from 
home. The Greater Sydney Commission has created the three cities approach which 
envisions the North West Priority Growth Area being closely connected to both the 
Central City which is focused on Greater Parramatta and the Western City with the 
closet strategic centres of Penrith and Blacktown. This is illustrated in the extract below.   

Figure 1: Extract showing Metropolis of Three Cities and the North West Priority 
Growth Area  
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The land within the centres of the North West Priority Growth Area are in ideal locations 
to deliver housing as they are highly accessible to public transport infrastructure and 
exiting local centres.  Most of this land has exceptional access to public transport 
infrastructure which are serviced by key train lines being the T1 Western line, the T5 
Cumberland line and the (future) Sydney North West Metro line trains.  
 
These train lines link the subject land to several strategic centres throughout Sydney, 
including: Liverpool, Parramatta, Blacktown, Penrith and Richmond.   

Over the past 5 years, additional funding has been allocated to enhance railway 
infrastructure and encourage higher density development where public transport 
infrastructure exists.  

 

30 MINUTE CITY 

The Greater Sydney Commission recently announced that future planning for Greater 
Sydney will be focused on developing three Cities, the Eastern City (Sydney CBD) 
Central City (Greater Parramatta) and the Western City (Western Sydney Airport). This 
approach is driven by the need to stimulate economic activity closer to where people 
live or where they can reasonably access within 30 minutes from home – a “30 minute 
city”. 

The NSW Government’s new formula of district planning advocates strong support for 
the growth of Greater Parramatta as the new central CBD for Sydney. This directly 
relates to the land within the North West Priority Growth Area which is generally within 
a 30-minute train journey from Parramatta. Parramatta which was previously 
envisioned as Sydney’s Second CBD has been raised in profile to Sydney’s Central 
City. Parramatta will continue to be Sydney’s Central City and a focus for jobs growth 
and services delivery in Sydney’s west. A growing and prosperous Greater Parramatta 
will be supported by a network of centres providing jobs and services closer to home 
for many of the subregion’s residents.  

The population of surrounding centres and key transport nodes should be optimised 
to support the growth of residents to support these business uses. This supports the 
need to ensure all urban land that is suitable for development is identified for 
redevelopment to enable housing supply.   
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THE SITE 

80 West Parade, Riverstone is a 5 acre allotment located in proximity to the Riverstone 
Urban Areas. This is shown on an aerial photograph below: 
 

 
 
The site is located within 1km of the existing Riverstone Railway station as shown on 
the image below. 
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The site is therefore on the edge of the existing Riverstone Urban Area, as reflected in 
the zoning extract below which shows land on the east side of Railway Terrace is all 
R2 and there is also B2 land in proximity to the railway station. 
 

 
 
The development site also has a number of key infrastructure considerations that 
warrant strong consideration of zoning the land R2 low density to deliver future 
housing: 
 

o The site is already serviced by reticulated sewer, meaning that future 
allotments have available infrastructure without the need for significant 
new sewer infrastructure. 

o The site is located with frontage to the future Denmark Link Road that 
will link the Westminster Street Bridge to Garfield Road West- providing 
good transport connections and links to existing main roads and 
infrastructure. An extract of this is provided over the page showing this 
future piece of infrastructure.  
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PROPOSED PLANNING CONTROLS 

The subject land is identified as partly E2 Environmental Conservation and partly RU6 
Rural Transition as shown on the extract below of the proposed zoning maps. 
 

 
 
The split zoning is suitable given the flooding affectation and the environmental 
conservation values at the rear of the site. However the lack of any constraints or 
flooding affectation across the front portion of the site (see mapping over the page) 
means that the RU6 zoning is inappropriate.  
 
 

	  

Subject Site 
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FLOODING AFFECTATION AND ENVIRONMENTAL CONSTRAINTS 

Extracts of the relevant flooding and vegetation maps are provided below which show 
that this is limited to the rear portion of the site that roughly aligns with the E2 zoning. 
It also shows that a significant portion of the site is vegetation and flood free.  
 

 

 

 

 

Subject Site 

Subject Site 
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SUITABILITY OF THE RU6 ZONE 

On the basis of the investigation of the constraints and the site context: 

- The land is at an interface with Urban Land, and proposed RE1 land- and not 
at any Rural Interface.  

- The site is well located to existing infrastructure and within 1km to Riverstone 
Railway station and local centre; 

- The application of the RU6 zone to the remaining portion is an inappropriate 
zone when considering: 

1. The land does not have a transition to rural land; 

2. The application of the RU6 zone is inconsistent with LEP Practice Note 
PN11-002. The Practice note relevantly outlines: 

RU6 Transition The transition zone is to be used in special 
circumstances only in order to provide a transition between rural land 
uses (including intensive agriculture, landfills, mining and extractive 
industries) and other areas supporting more intensive settlement or 
environmental sensitivities. This zone is not to be used to identify future 
urban land. Councils intending to use this zone should approach the 
Department of Planning at the earliest opportunity during LEP 
preparation to determine whether or not it is appropriate in each 
particular instance.  
 

Therefore this zoning should not be applied and consideration of the 
most suitably zone is necessary- and in our view this is R2 low density.  

3. The land is partly flood prone, and partly affected by vegetation, 
however this is limited to the rear portion of the site (approximately 1/3 
of area covered by the E2 zoning) and the remaining area is entirely 
flood free and vegetation free and is developable land with road 
frontage. Therefore urban development is feasible and desirable for this 
land.  

4. The site is opposite urban land and within 1km of the Riverstone 
Railway Station and commercial centre and residential development in 
proximity to these areas are desirable to expand housing supply in 
areas in proximity to key infrastructure.  

5. The site is already serviced by reticulated sewer, meaning that future 
allotments have available infrastructure without the need for significant 
new sewer infrastructure. 



 

 SUBMISSION: NORTH WEST SEPP- West Schofields Precinct  
(SYDNEY REGIONAL GROWTH CENTRES) 2006 

PAGE 13  

6. The site is located with frontage to the future Denmark Link Road that 
will link the Westminster Street Bridge to Garfield Road West- providing 
good transport connections and links to existing main roads and 
infrastructure.  

The information associated with the exhibited material clearly indicates the site has 
good development potential for urban purposes (outside of the vegetation and flooding 
area that is predominantly already covered by the proposed E2 zone).  
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RECOMMENDED AMENDMENTS  

On the basis of our investigations we believe that the land, and adjoining properties in 
the immediate vicinity should be reconsidered in the final Precinct Planning as follows: 

Zoning 

The zoning of the site and adjoining land parcels should be amended from RU6 Rural 
Transition to R2 Low Density. An extract of the area referred is provided below: 

o Amended from RU6 Rural Transition to R2 Low Density with a dwelling 
density of 15-20 dwellings per HA. 

 
Density  

Given the R2 Low Density zone and considering remaining R2 areas the land should 
be subject to a dwelling density band of 15-20 dwellings per HA. 

Building Height 

Given the R2 Low Density zone and considering remaining R2 areas the land should 
be subject to a building height of 9m. 

 

 

Change from 
RU6 to R2 



 

 SUBMISSION: NORTH WEST SEPP- West Schofields Precinct  
(SYDNEY REGIONAL GROWTH CENTRES) 2006 

PAGE 15  

CONCLUSION  

There are significant benefits to the local community that can be gained from the 
revision to the zoning associated with this portion of land. 

We would be happy to meet with the Department of Planning and Environment to 
discuss these matters in future detail. Please do not hesitate to contact us at your 
earliest convenience.  

 

 

 

 

 

 


