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19 October 2018 
 
 
Department of Planning and Environment 
GPO Box 39 
SYDNEY NSW 2001 
 
 
 
Dear Sir/Madam 
 
RE: Submission – Draft Marsden Park North Masterplan 
  
 
We are the consultant town planners for the following owners of land within the Marsden Park 
North Precinct: 
 

 George Heinricson, owner of No. 269 Garfield Road West, Marsden Park; 
 

 David and Nancy Bugeja, owner of No. 273 Garfield Road West, Marsden Park; 
 

 Paul and Gino Musico, owner of No. 279 - 283 Garfield Road West, Marsden Park; 
 

 Carmen Agius, owner of No. 287 Garfield Road West, Marsden Park; 
 
Our clients’ land is collectively referred to as the “primary local centre”, being the area on the 
south side of Garfield Road West proximate to the intersection with Robert Street. The 
proposed amendment to State Environmental Planning Policy (Sydney Regional Growth 
Centres) 2006 seeks a rezoning of our clients’ land from RU4 – Primary Production Small Lots1 
to a combination of the following zones: 
 

 B2 - Local Centre 

 B4 – Mixed Uses 

 R3 – Medium Density Residential 

 RE1 - Public Recreation. 

 SP2 – Infrastructure (Classified Road) 
 
Figure 1 below depicts the proposed zoning of the subject property. 
 
 
 
 
 

                                                
1 Blacktown Local Environmental Plan 2015 
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Figure 1: Proposed zoning of subject property 

 
 
The draft masterplan proposes the implementation of development standards for floor space 
ratio (FSR), Dwelling Density and Height across our clients’ properties. Figure 2 is an extract of 
the proposed FSR Map, Residential Density Map and Height of Buildings Map. 
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Summary of objection 
 
We have been retained by our client to prepare a submission to the Department of Environment 
and Planning, objecting to: 
 

1. The imposition of an FSR maximum of 1:1 over the part of clients’ property zoned B2 – 
Local Centre and B4 – Mixed Uses; 

2. The partial zoning of No. 269 Garfield Road West for RE1 - Public Recreation; 
3. The partial zoning of No. 287 Garfield Road West for R3 – Medium Density Residential; 

and 
4. The imposition of a 12m height limit over a portion of No. 287 Garfield Road West. 

 
The following changes are sought by our clients: 
 

 The amendment of the FSR Map to either remove an FSR maximum over the land or to 
impose a Maximum FSR of 2:1. 

 The amendment of the Zoning Map to extend the B2 – Local Centre zoning to the 
cadastral boundary of No. 269 and No. 287 Garfield Road West.. 

 To amend the Height of Buildings Map to impose a 16 metre height limit over the 
entirety of No. 269 and No. 287 Garfield Road West. 
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The subject properties 
 
The subject properties are located on the southern side of Garfield Road West between 
Dromana Road and Jackson Street in the suburb of Marsden Park. The properties consist of 
four (4) Torrens Title allotments having the following characteristics: 
 

Address Street width Depth Area 

269 Garfield Road West, Marsden Park 51.37m 
 

250m 12,842.50m2 

273 Garfield Road West, Marsden Park; 50.30m 
 

250m 12,575m2 

279 - 283 Garfield Road West, Marsden Park 65m 
 

250m 16,250m2 

287 Garfield Road West, Marsden Park; 64m 
 

250m 16,000m2 

TOTAL 
 

230.86m 250m 57,6675m2 
(5.76 ha) 

 
The properties are relatively flat, with a fall in natural ground level towards the southern rear 
boundaries. Current site improvements consist of a single storey dwelling house on each 
allotment, and ancillary sheds and outbuildings. The properties are largely cleared of 
vegetation, with the exception of No. 279-283 Garfield Road West, which contains remnant 
vegetation between its mid point and rear boundary, and No. 269 Garfield Road West, which 
contains vegetation towards it eastern (side) and southern (rear) boundaries.  
 
The subject properties are located on a prominent high position within the Marsden Park North 
Precinct and are unaffected by flood during either the 1% AEP2 or PMF3 flood event: Figure 4 of 
Growth Centre Precinct – Schedule 10. The subject property is not mapped as containing 
existing Native Vegetation or vegetation that has high biodiversity significance: Figure 8 of 
Growth Centre Precinct – Schedule 10; 
 
 
Details of Objection to Draft Masterplan 
 
We now address each of our client’s objections to the Draft Masterplan. 
 
1. The implementation of an FSR maximum of 1:1 over the part of client’s property zoned B2 – 

Local Centre and B4 – Mixed Uses. 
 
The Draft Masterplan seeks to establish the primary local centre for the Marsden Park North 
precinct on our client’s properties. The purpose of the proposed local centre is described 
variously throughout the draft masterplan documents as follows: 
 

                                                
2 Annual Exceedance Probability 
3 Probably Maximum Flood 
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 The primary local centre to the south of Garfield Road West near its intersection 
with Robert Street, will provide a focal point for local activity and proposes to 
include a community facility and a local park.4 
 

 The draft ILP makes adequate provision for open spaces and a Resource Hub. 
The proposed residential and commercial zones of the Growth Centres SEPP 
permit a range of community, child care, recreation and seniors housing uses 
suitable to meet the above demands.5 

 

 The local centre within the Marsden Park North Precinct will support the needs 
of the surrounding neighbourhood community, provide a focal point for activity, 
and proposes to include a community facility. To create a village atmosphere the 
local centre should incorporate a range of small scale shops anchored by a 
supermarket, with shop top housing above……. A well designed streetscape and 
landscaped areas will create vibrant and high quality pedestrian amenity. 

 
Townhouses, terraces and other medium density dwellings surround the local 
centre to encourage activity and vibrancy.6 

 

 ..a vibrant, mixed use village centre that provides a range of small scale retail 
and business (sic) which serve the needs of the people who live and work in the 
Marsden Park North Precinct. 
 

 ..[the provision of] a range of housing types at different price points, giving future 
residents choice when it comes to owning their own home7.  

 
The Draft Masterplan proposes 3 local centres within the precinct, the first located on the 
subject properties and described as the “primary centre”, a second which accommodates an 
existing petrol station on Richmond Road and a third located on the periphery of a proposed 
playing field on the Robert Street and Walker Parade.  It is evidence that the objectives for a 
retail focal point and village atmosphere are directed to the primary local centre on the subject 
properties. Notwithstanding this focal role, the draft masterplan imposes a floor space ratio 
maximum of 1:1 across all local centres.  
 
The imposition of a floor space ratio maximum of 1:1 within the primary local centre would: 

 be undermine to the purpose of the primary local centre 

 be contrary to its stated objectives and  

 hinder the creation of a vibrant village atmosphere. 
 
Firstly the proposed development standard would result in a poor urban design outcome. The 
Draft Masterplan proposes a maximum height limit of 16 metres, which would equate to a 4 
storey shop top housing development within the B2 – Local Centres zone and a 5 storey 

                                                
4 MPN Discussion Paper at p13 
5 MPN Discussion Paper at p45 
6 Desired Future Character Statement for Marsden Park North Local Centre 
7 MPN Discussion Paper a p.53  



GOUGH PLANNING  
 

7 
 

residential flat building in the B4 - Mixed Uses zone, when adopting the ceiling heights 
proscribed by Part 4C of the Apartment Design Code (ADG). See Figure 3. 
 
To achieve a height envisaged by the proposed controls, a building footprint would have to be 
significantly reduced to an impractical degree. As such ground level retail, commercial and 
community uses would not be continuous and the active retail frontages envisaged by the 
suggested local centre layout would not be realised.8 An FSR of this level makes no allowances 
for services, circulation, car parking and loading requirements, a requirement of ADG. 
 

Shop Top Housing Ceiling Heights 
 

Residential Flat Building Ceiling Heights 

 

 
 

 
 
 
 
 
 
 
 

 

Figure 2: Ceiling Heights under the ADG 

 
 
The proposed FSR maximum would result in a disconnect being created with the height control 
of 16m (max) and would result in an urban design outcome that is both poor and contrary to the 
built form envisaged by the desired future character. Part 2D of the ADG states: 
 

                                                
8 Draft Schedule 10 at Figure 20. 
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Test the desired built form outcome against the proposed FSR to ensure it is 
coordinated with the building envelope, height, depth, setback and open space 
requirements.  

 
In testing the desired built form outcome, it is apparent that an FSR closer to 2:1 would be the 
appropriate standard. The ADG indicates that an FSR of 1:1 is suitable for a building height of 
up to 3 storeys9, which reveals that a disconnect would be created if this objection was not 
upheld. 
 
Secondly the proposed development standard would provide a poor social and community 
outcome. It is proposed that the primary local centre will contain an array of services including a 
Community Resource Hub, a community health centre, a number of bus stops and a taxi rank. 
An appropriate strategic planning outcome is to concentrate a higher residential density near 
these services which would firstly, provide equitable access and secondly, reduce dependence 
on private modes of transport. The level of density must of course, be constrained by the urban 
design desires and the environmental capability of the land.  
 
A proposed FSR of 1:1 does not achieve this broad objective of maximising densities near 
services and as such the desired vibrancy of the centre will not be realised. The development 
standard will see the local centre function more like a neighbourhood centre. 

 
 

2. The partial zoning of No. 269 Garfield Road West for RE1 - Public Recreation 
 
The draft land Zoning Map applies a RE1 – Public Recreation zoning over a portion of No. 269 
Garfield Road West. See Figure 3 below. The area in question has an approximate width of 5m, 
a depth of 166 metres and an area of 833m2.  
 
 

                                                
ADG at Figure 2D.1 
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Figure 3: RE1 zoning of the subject properties 

 

It is appropriate in the current circumstances for the public recreation zoning to follow the 
cadastral boundary. As depicted in Photo1 below, the cadastral boundary forms a barrier 
between a heavily vegetated area to the east and an area of cleared pasture land to the west. 
 

 
Photo 1: View of eastern boundary of 269 Garfield Road West (looking south) 

Portion effected 
by RE1 zoning 
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Placing the zone boundary 5m within our client’s property is illogical and would place our 
elderly client in a precarious position, whereby he would need to rely upon the provision of the 
Land Acquisition (Just Terms Compensation) Act 1991 to be released from this 833m2 strip of 
land.  
 
The amendment sought by our client would reduce the size of the local park slightly from 0.77 
hectares to 0.67 hectares. The resulting park would be of a sufficient size and dimension to 
accommodate a range of passive and active recreational uses, being over twice as large as the 
minimum stipulated by Blacktown City Council.  
 
 
3. The partial zoning of No. 287 Garfield Road West for R3 – Medium Density Residential. 

 
The property at No. 287 Garfield Road West has been dual zoned, with the eastern portion 
being within the proposed local centre and the western portion within the medium density 
residential area. See Figure 4 blow. In our submission it would be appropriate for the B2 Local 
Centre to follow the western cadastral boundary of our client’s property. 

 

 
Figure 4: R3 zoning of the subject property 

 
 
Under the ILP, the area from Garfield Road West to the southern boundary of the precinct 
boundary would have a number of linear collector and local roads running in a north-south 
and east west direction. We understand that the decision to apply a dual zone our client’s 
property was informed by the need to provide a local road running continually from Garfield 
Road West to Excelsior Avenue. 
 

Portion effected 
by R3 zoning 
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However the proposed local road which travels through the middle of No. 287 Garfield Road 
West, would also travel through the middle of the property at No. 37 Excelsior Avenue. See 
Figure 5. 
 

 
Figure 5: Local of proposed local road (Source Heritage Map) 

 
The property at 37 Excelsior Avenue is identified by the Draft Masterplan as warranting 
listing as an item of environmental heritage. The Inventory Sheet for the property describes 
the significance as follows: 
 

The cottage has been dated to the late 19th century, making it one of the earliest 
surviving residential dwellings in the Marsden Park precinct. It is therefore 
representative of early local development and subdivision, and meets the criteria for 
historical significance 

 
Given that the significance of the property includes evidence of its subdivision, it is submitted 
that this roadway is not in an appropriate location. As such there is no planning rationale 
why this roadway could not be moved to a location that would protect the heritage listed 
property and would allow a consistent zoning across our client’s land.  
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There is no physical impediment or characteristic of the subject property which would make 
it unsuitable for the B2 – Local Centres zone. The extension of the Local Centre in a 
westerly direction would strengthen the east-west axis of the retail core, and would promote 
a village atmosphere as additional shopfronts that activate the public domain could extend 
into this additional area. 
 
 

4. The implementation of a 12m height limit over a portion of No. 269 and 287 Garfield Road 
West. 

 
The requested amendment to the ‘Land Zoning Map’ to provide for an extension of the B2 zone 
across the entirety of No. 287 Garfield Road West, will necessitate a further amendment to the 
‘Height of Buildings Map’ to increase the development standard from 12 metres to 16 metres. 
 
A similar amendment will also be required for the portion of No. 269 Garfield Road West 
converted from RE1 to B2. 
 
This amendment will provide a consistent height standard across the Local Centre. 
 
 
Conclusion 
 
This submission relates to the controls in relation to the Primary Local Centre of the Marsden 
Park North Precinct. As currently proposed the maximum floor space ratio control would not 
facilitate development that achieved the purpose of the local centre, nor provide a built form 
that was consistent with the desired future character. 
 
The submission also raises concern with the western and eastern zone interfaces of the local 
centre, and seeks for the Land Zoning Map to be amended to provide the interface on cadastral 
boundaries. 
 
If you have any questions please contact the writer. 
 
 
Yours faithfully 
GOUGH PLANNING 
 

 
 
Andrew Gough BTP (Hons), LLB 
Our Ref:1809 
 
 


