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SUBMISSION TO THE DRAFT MARSDEN PARK NORTH PRECINCT PLAN 
 

120 – 124 CLIFTON ROAD, SCHOFIELDS 
61 FERMOY ROAD, SCHOFIELDS 
65 FERMOY ROAD, SCHOFIELDS 

 
Preamble 
 
Cohesive Planning has been engaged by three land owners in Clifton Road and Fermoy Road, 
Schofields, to provide a submission to the draft Marsden Park North Precinct Plan. 
 
Their land is proposed to be zoned SP2 – Infrastructure (Drainage) and RE1 – Public 
Recreation.  While the basic rationale behind that zoning is understood, it means the owners 
are unable to sell or do anything further with their land until such time as Blacktown City 
Council (the “Council”) is in a position to acquire the land. 
 
We have considered an alternative proposal for the land that allows for part of the land above 
the 1:100 ARI flood level to be developed while retaining land for drainage and public 
recreation purposes. 
 
We seek the Department consider this submission with the view to amending the draft 
Indicative Layout Plan. 
 
 
The land to which this submission relates 
 
The land to which this submission relates is: 
 
Address Lot and DP Owners 
120 Clifton Road, Schofields, 2762 Lot D, DP349038 Amack Pty Ltd 
124 Clifton Road, Schofields, 2762 Lot 1, DP912623 Amack Pty Ltd 
61 Fermoy Road, Schofields, 2762 Lot A, DP337218 Sue and Allan Marshall 
65 Fermoy Road, Schofields, 2762 Lot C, DP341083 

Lot E, DP349038 
Maureen and Alan Harper 
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The subject properties are all currently zoned RU4 – Primary Production Small Lots under the 
Blacktown Local Environmental Plan, 2015. 
 
The land is shown in Figures 1 and 2 below. 
 

 
Figure 1:  Cadastral boundaries (source: SIXMaps) 

 

 
Figure 2:  Air photo. (source:  Google Earth) 

 
120 Clifton Road, Schofields 
 
No.120 Clifton Road is used for the grazing and breeding of livestock.  The property contains 
a dwelling house which is currently being used for storage.  Various outbuildings exist on the 
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land which are associated with the keeping of livestock.  There is some storage of unused 
earth moving equipment on the land, though that equipment is currently being rationalised and 
sold off.   
 
Photos of 120 Clifton Road are provided below. 
 

   
Figure 3:  120 Clifton Road    

 
The subject land is predominantly cleared however there are scattered trees across the land, 
particularly across the north.  Riparian vegetation along Bells Creek within the property is in 
excellent condition. 
 
124 Clifton Road, Schofields 
 
No.124 Clifton Road contains a dwelling house which is currently tenanted.  A small number 
of rural outbuildings exist on the property and are used in conjunction with the residential 
occupation of the property. 
 

 
Figure 4:  Dwelling situated at 124 Clifton Road 
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61 Fermoy Road, Schofields 
 
No.61 Fermoy Road contains a dwelling house with associated outbuildings and gardens.   
 

   
Figure 5:  61 Fermoy Road 

 
 
65 Fermoy Road, Schofields 
 
No.65 Fermoy Road contains a dwelling house with associated number of rural outbuildings 
and gardens.  The owners have carried out planting of indigenous species across the rear of 
the property, particularly over Lot E, DP349038. 
 

   
Figure 6:  65 Fermoy Road 

 
 
Constraints affecting the land 
 
The land features riparian vegetation particularly where Bells Creek forms the boundary of 
120 Clifton Road.  That vegetation should be protected.  
 
The subject land does not contain any listed item of environmental heritage. 
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The land is 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  is provided below which shows the extent of the 1:100 ARI flood event. 
 

 
Figure 7:  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 SP2 – Infrastructure (Drainage) and RE1 – Public 
Recreation under the draft precinct plan as shown in Figures 6 and 7 below. 
 

 
Figure 8:  Draft Indicative Layout Plan  (source:  Department of Planning and Environment) 
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Figure 9:  Extract of draft zoning plan 
 
We understand the rationale behind the proposed zoning is to set aside land for recreation 
uses within flood prone land.  Those facilities will also likely serve as flood storage in the event 
of flooding, in conjunction with land zoned for drainage to the north east and south. 
 
The zonings will also allow for the protection of riparian vegetation along Bells Creek. 
 
The zonings will result in the eventual acquisition of the land by Council as demonstrated in 
the below extract from the draft Land Acquisitions Map. 
 

 
Figure 10:  Extract of draft acquisition plan  (source:  Department of Planning and Environment) 
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The alternative that we propose for the land 
 
It is requested that the proposed zoning of the land be amended to enable that part of the land 
which is above the 1:100 ARI flood level to be developed for low density housing. 
 
In particular, an extension of the low density zone is suggested to be introduced along Clifton 
Road and Fermoy Road as shown in Figure 9 below.   
 

 
Figure 9:  Suggested zoning 
 
The alternative proposal will provide approximately 3.3 hectares of residential land which 
should allow for over 50 residential lots of 450m2 with a typical lot size of 18m x 25m.   
 
The alternative proposal allows for a road to be provided between the R2 Low Density 
Residential and the SP2 – Infrastructure (Drainage) and RE1 – Public Recreation land.   
 
A residential road pattern can be provided with logical connections to other roads proposed 
by the draft Indicative Layout Plan as demonstrated in Figure 10 below. 
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Figure 10:  Amendment to the Indicative Layout Plan road pattern 

 
All roads and lots proposed above are able to be provided above the 1:100 ARI flood event. 
 
The density proposed for land adjacent to the subject land is between 15 and 18 dwellings per 
hectare.  It is appropriate to carry 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. 
 
In considering this alternative, we have had regard to the provision of open space and playing 
fields to cater for the recreational needs of the new community.   
 
The alternative proposal would allow for 2 playing fields to be provided along with other 
necessary infrastructure.  An alternative exists for the provision of additional facilities which is 
the acquisition of land further east on Clifton Road to be zoned RE1 Public Recreation as 
shown in Figure 11. 
 
That land is currently proposed to be zoned RU6 Transition.  While this submission does not 
speak for those owners, we understand that those owners were seeking representation to 
have their land zoned so that they could achieve some return.  In the absence of a residential 
zone (due to flood constraints) an RE1 Public Recreation zone would be appropriate for a 
number of reasons. 
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Firstly, the acquisition of that land for public recreation purposes would allow those properties 
to be cleaned up and provide a more appropriate interface to the E2 Environment 
Conservation zone.  This will enable edge effects to be better managed than would uses within 
the RU6 Transition zone. 
 
Secondly, the provision of public recreation, particularly playing fields, adjacent to the growing 
Anglican School is appropriate as it allows for use by the school for sports carnivals and other 
physical education needs.  While the school has a playing field, the expansion of the school 
in the future to provide for high school years will create a need for access to additional sporting 
fields. 
 

 
Figure 11:  Land that could be zoned for public recreation purposes 

 
It is understood that the draft Precinct Plan seeks to cap the number of lots that can be 
provided between the 1:100 ARI flood event and the PMF level.  There is merit in doing so 
however this should not be at the expense of owners of other flood free land.  There are other 
means by which yields can be addressed, such as density controls and minimum lot sizes 
over land between the 1:100 ARI flood event and the PMF level. 
 
The alternative proposal presents a satisfactory and responsible compromise between 
enabling a return on the land while still allowing for orderly development in the precinct and 
the drainage and recreation infrastructure needs to be achieved. 
 
 
The reasoning behind the requested change 
 
The land owners have been waiting for release of the Marsden Park North Precinct for some 
time.  With surrounding precincts being released and developed, it was a matter of time before 
precinct planning for Marsden Park North could take place.  Each of the land owners are 
retired, or about to retire, and are seeking to relocate.  That process has been in a holding 
pattern pending some certainty about the future planning of the land.  Having seen the draft 
zoning, the owners are concerned about what implications the zoning will have for seeing any 
return on the land in a reasonable timeframe. 
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The zoning of the land will result in Council needing to acquire the land.  The land will be 
unable to be sold to private investors once the zoning is in place.  Further, as a result of the 
draft plan, the land is now unattractive to anyone wanting to invest ahead of the Precinct Plan. 
 
It is widely known that Council is heavily invested in land acquisitions throughout the Growth 
Centre Precincts and has wisely prioritised the acquisition of land for drainage purposes.  
Acquisitions for recreational land have been delayed in many cases until funding becomes 
available.  Given the amount of land being released and development, and the amount of land 
Council must acquire, delaying the purchase of land for recreational purposes is 
understandable. 
 
Unfortunately, this means the owners are unable to see a return on their land for some time.  
The land is sterilised from being purchased by an investor. 
 
This concern is not based around the quantum of compensation that the owners may receive 
for their land.  The issue is one of timing of any acquisition and how the owners may be able 
to liquidate their land so they may enjoy their retirement without their land becoming a burden. 
 
We understand the position of the land owners and share their concerns. 
 
If the land was zoned for development, at least in part, the owners could at least sell the land 
to an investor who would be able to subdivide part of the land.  That purchaser would achieve 
a return on the land while waiting for Council to acquire the remainder of the land for its 
purposes. 
 
As it is highly unlikely that Council is able to enter into an early acquisition of the land, the 
alternative that we have proposed will at least enable the owners to market their land for sale 
within a reasonable time. 
 
 
The benefits of the alternative proposal 
 
There are benefits from the alternative proposal. 
 
The proposed alternative will allow for additional low-density housing out of the 1:100 ARI 
flood area with easy access to Clifton Road and Fermoy Road, the latter of which acts as a 
north-south spine road in that part of the precinct.  The proposed alternative maximises the 
use of land above the 1:100 ARI flood event 
 
The proposed layout allows for casual surveillance of the recreation area and the riparian 
corridor which will improve security and stewardship of the recreation area.  The proposed 
layout allows for a pleasant interface between the open space areas with the residential land.  
 
The proposed alternative reduces the financial burden on Council of acquisition of larger areas 
of land that would be valued higher by virtue of being flood free. 
 



cohesiveplanning 
 

 
 

The proposed alternative still maintains a sufficient area land zoned RE1 Public Recreation 
for the provision of playing fields which could be complemented by other land in Clifton Road 
if need be.  This will complement and support other substantial areas of RE1 Public Recreation 
land that are provided across the precinct and in proximity to the subject land.   
 
Further, the proposed alternative retains adequate land for drainage and protection of the 
riparian corridor. 
 
 
Summary 
 
The proposed alternative is 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 alternative that we have 
put forward. 
 
We are open to discussing further options for the land with the Department and Council with 
a view to enabling part of the subject land to be developed. 
 
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 
 


