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SUBMISSION TO THE DRAFT MARSDEN PARK NORTH PRECINCT PLAN 
 

4 – 4A FARM ROAD, RIVERSTONE 
 
Preamble 
 
Cohesive Planning has been engaged by Christopher and Ricky Sciberras, being the owners 
of 4-4A Farm Road, Riverstone, to provide a submission to the draft Marsden Park North 
Precinct Plan. 
 
The land is proposed to be zoned part R2 – Low Density Residential, part SP2 – Infrastructure 
(Drainage) and part RU6 – Transition.  
 
We have considered 2 alternative proposals for the land that, in summary, remove the RU6 – 
Transition zone and allows for the SP2 – Infrastructure (Drainage) to be rationalised. 
 
We seek the Department consider this submission with the view to amending the draft 
Indicative Layout Plan in accordance with one of the options we have put forward. 
 
 
Preliminary 
 
The subject land is 4-4A Farm Rd, Riverstone and is legally known as Lot 40, DP2518. 
 
The subject land is currently zoned RU4 – Primary Production Small Lots under the Blacktown 
Local Environmental Plan, 2015. 
 
The subject land is adjoined to the east by an unformed extension of Cleveland Road.  Land 
further east is part of the “Scheduled Lands”.   
 
The subject land is adjoined to the north by the unformed Richards Road.  Land beyond 
Richards Road is part of the grazing land associated with the former Riverstone Meatworks 
and is also part of the Marsden Park North Precinct.   
 
The subject land is shown in Figures 1 and 2. 
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Figure 1:  Cadastral boundaries (source: SIXMaps) 

 

 
Figure 2:  Air photo. (source:  Google Earth) 
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The subject land contains a rural dual occupancy, sheds and various outbuildings associated 
with the use of the land for market gardening.  A farm dam also exists on the land.  The dam 
collects water from its south west corner and overflows to the north. 
 
Photos of the subject land are provided below. 
 
 

   
Figure 3:  Dwellings as shown from Farm Road            Figure 3A:  Looking north to rear boundary 
  
 

   
Figure 4:  Farm dam located on the land       Figure 4A:  Overflow channel from farm dam 
 
 
The subject land does not contain any listed item of environmental heritage. 
 
The land is partly flood affected, particularly by the 1:100 ARI flood event, with the remainder 
of the land affected by the PMF as indicated in the draft Indicative Layout Plan.  An extract of 
the flood mapping provided with the exhibition material is provided below which shows the 
extent of the 1:100 ARI flood event over the subject land. 
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Figure 5:  Extent of 1:100 ARI flood event. (source:  Department of Planning and Environment) 
 
 
What is proposed under the draft plan for the subject land? 
 
The land is proposed to be zoned part R2 – Low Density Residential, part SP2 – Infrastructure 
(Drainage) and part RU6 – Transition under the draft precinct plan as shown in Figures 6 and 
7. 
 

 
Figure 6:  Draft Indicative Layout Plan  (source:  Department of Planning and Environment) 
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Figure 7:  Extract of draft zoning plan 
 
It is noted that the Draft Indicative Layout Plan places roads and land zoned for housing partly 
within the 1:100 ARI flood event zone.  As a result, it is reasonable to assume that the adjoining 
drainage works will alleviate the extent of flood at the fringe. 
 
The catchment that feeds the relevant drainage reserve is roughly defined by Cleveland Road, 
Wealtheasy Street and Robert Street.  The drainage reserve will collect flows from that 
catchment for discharge into a detention basin on land to the north.  We submit that the 
drainage land can be realigned and this is discussed later in this submission. 
 
Land to the east is proposed to be zoned E2 - Environmental Conservation, reflecting the 
opportunity to protect the bushland in that part of the precinct.  That bushland is also 
constrained by flooding. 
 
The zonings will result in the eventual acquisition of part of the subject land by Council as 
demonstrated in the below extract from the draft Land Acquisitions Map. 
 

 
Figure 8:  Extract of draft acquisition plan  (source:  Department of Planning and Environment) 
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The alternatives that we propose for the land 
 
It is requested that the proposed zoning of the land be amended to rationalise the zonings 
across the land and relocate the drainage channel.   
 
We have provided 2 options which are discussed separately.  Both alternatives: 
 

i. remove the RU6 – Transition zone; 
ii. shift the SP2 – Infrastructure (Drainage) land to the east; and 
iii. consolidate and expand the area of land that is available for low density 

residential development 
 
The density proposed for land adjacent to the subject land is between 15 and 18 dwellings per 
hectare.  It is appropriate to maintain that density band to the subject land.  It is also 
appropriate to carry the 9 metre maximum height of buildings that applies to the adjacent land 
across to the subject land. 
 
Each option presents a logical zoning pattern that has regard for the need to provide drainage 
and protect from flood events, while increasing the opportunities for housing in a flood free 
environment. 
 
Both options maintain the ability for stormwater to be directed to the drainage channel via the 
road system and away from the location of the existing culvert under Farm Road. 
 
 
Option 1 – Relocate the drainage to Cleveland Road 
 
Option 1 involves moving the drainage zone off the subject land and onto the Cleveland Road 
reserve.  While the Cleveland Road reserve is proposed to be zoned E2 – Environmental 
Conservation, it is largely cleared as shown in the photograph below.  Further, the draft 
Indicative Layout Plan does not propose that Cleveland Road be formed. 
 

 
Figure 9:  Unformed section of Cleveland Road 
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In order to maintain the proposed width of the drainage reserve, it may still be necessary to 
zone an area along the eastern boundary of the subject land to SP2 – Infrastructure (Drainage) 
however, the area of land and the resulting acquisition cost to Council would be substantially 
less. 
 
The changes that are sought to the draft zoning by Option 2 are shown in Figure 10 below.   
 

 
Figure 10:  Suggested zoning (Option 1) 

 

 
Figure 11:  Amendment to the Indicative Layout Plan road pattern (Option 1) 

 
The subject land is part of the flood plain and would provide flood storage in a 1:100 ARI flood 
event.  Notwithstanding, the subject land is at the flood fringe.  This scheme would require 
some filling to take place to raise lots above the 1:100 ARI flood level.   
 
The drainage reserve and detention basin would provide for the conveyance and storage of 
storm flows, however in the event of a 1:100 ARI flood event, would provide storage.  As a 
result, any such filling on the flood fringe would be offset by compensatory excavation which 
is provided both within the drainage reserve and the detention basin to the north. 
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Option 2 – Relocate the drainage to the eastern boundary within the subject land 
 
Option 2 involves maintaining the unformed reserve of Cleveland Road as E2 – Environmental 
Conservation but shifting the SP2 – Infrastructure (Drainage) zone to the eastern boundary 
and dispensing with the RU6 – Transition zone.   
 
The changes that are sought to the draft zoning by Option 2 are shown in Figure 12 below.   
 

 
Figure 12:  Suggested zoning (Option 2) 

 
The alternative proposal will result in a regular road pattern and block layout.  The amended 
road pattern provides logical connections to other roads proposed by the draft Indicative 
Layout Plan as well as Farm Road as demonstrated in Figure 10 below. 
 

 
Figure 13:  Amendment to the Indicative Layout Plan road pattern (Option 2) 
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The benefits of the alternative proposal 
 
The current owners have owned the subject land for approximately 30 years.  In that time, 
there has been talk of the planning controls in the area being amended to allow for 
development, particularly as a result of pressure from owners in the adjoining Scheduled 
Lands.  Those opportunities have finally started to become a reality once precinct planning in 
the wider area took place as a result of State Environmental Planning Policy (Sydney Region 
Growth Centres) 2009. 
 
The owners are now at a point where the development or sale of the land can help with their 
retirement and also assist their family financially.  The land asset is their superannuation and 
they are right to seek to maximise those opportunities. 
 
As such, Option 1 is the preferred option. 
 
Notwithstanding, the owners appreciate the need for orderly planning in the area and 
understand that any changes sought to the draft Precinct Plan must offer a wider benefit to 
the community. 
 
The proposed alternatives offer a logical zoning pattern that dispenses with the RU6 – 
Transition zone.  When looking at greenfield land releases, we must aim to rationalise the 
zoning patterns and remove redundant small pockets of land that is zoned a particular way 
because it did not fit into another zone. 
 
The small, isolated pocket of land zoned RU6 – Transition would be out of context with the 
anticipated character of the R2 – Low Density Residential zoning and should be dispensed 
with.   
 
Further, the removal of the RU6 – Transition zone allows for the realignment of the SP2 – 
Infrastructure (Drainage) zone along the E2 – Environmental Conservation zone, which 
removes all edge effects to western boundary of the bushland. 
 
Both options result in the need for less land acquisition to take place, particularly Option 1 
where the majority of the drainage reserve can be provided on land already owned by Council.  
In the event that the Cleveland Road reserve is adequate to provide drainage of an adequate 
width, Council would not need to enter into protracted acquisition and could carry out the 
drainage immediately. 
 
Both options allow for a logical road pattern which allows for the creation of lots with a regular 
shape and usable dimension.  The layout allows for lot depths of at least 25m.  With frontages 
of 18m, lots of 450m2 could be provided.  With frontages of 12m, lots of 300m2 can be 
achieved. 
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Summary 
 
Each of the proposed alternatives result in the ability for a fair compromise that allows the land 
owner to benefit from their land asset and does not compromise the vision for this part of the 
precinct. 
 
We would greatly appreciate the Department’s consideration of the alternatives that we have 
put forward. 
 
We are open to discussing further options for the land with the Department and Council with 
a view to rationalising the proposed zoning and enabling a greater area of the subject land to 
be set aside for housing. 
 
We look forward to hearing from you in the fullness of time.  In the interim, should you require 
anything further or wish to discuss options for the land, please do not hesitate to contact me 
on 0403 362 216 at your convenience. 
 
Yours faithfully, 

 
Glenn Apps 
Town Planner 
 


