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ABOUT STOCKLAND 

Stockland is one of the largest diversified property groups in Australia, with $18.2 billion of 

real estate assets. More than half of our $6 billion investment in New South Wales is in 

Western Sydney, including three significant master planned communities in the North 

West and South West Growth Areas at Altrove (Schofields), Elara (Marsden Park) and 

Willowdale (East Leppington).  

We are keen to support the economic growth of Western Sydney in a way that is well 

planned, and which provides for orderly development as well as protection of important 

environmental and rural lands where appropriate.  

Stockland has interests in Lot 280//DP1043744 on The Northern Road and we therefore 

make this submission as a party adjoining the Lowes Creek Maryland Precinct, a portion 

of the lot being located within the Precinct boundaries. 
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EXECUTIVE SUMMARY 

The Lowes Creek Maryland Precinct Plan and associated Indicative Layout Plan have 

been released for public exhibition by the Department of Planning in October 2018. 

We commend the Department of Planning on the coordination, master planning and 

release of the draft Precinct Plan and the efforts of all stakeholders to achieve this 

significant milestone. 

The land holding (765 The Northern Road), directly adjoins the western boundary of the 

Lowes Creek Maryland Precinct, forms an integrated part of the servicing, stormwater, 

water quality and recreational catchment of the Precinct. 

This submission provides a detailed review of the subject site / land holding and 

demonstrates that the land is capable of accommodating residential housing. 

Given the suitability of the site, this submission requests that the land be rezoned 

as part of the Lowes Creek Maryland Precinct. 

Stockland have engaged a number of specialist consultants to undertake detailed site 

investigations and master planning for the land holding which demonstrates the eminent 

suitability of the site as a direct extension of the Precinct. 

This submission and the associated detailed site investigations demonstrate that the land 

holding is suitable for rezoning as: 

• The land area is situated within the natural Lowes Creek Maryland 
topographical catchment and forms a logical extension to the Lowes Creek 
Maryland Precinct Plan; 

• The revised Indicative Layout Plan (ILP) demonstrates that the land holding 
can be delivered as a seamless extension of the Precinct; 

• The existing bushland along the western boundary provides a natural edge to 
the urban growth area; 

• Servicing of the land holding can be achieved through a logical extension of 
the existing proposed services, at no additional cost to government; 

• There are no significant environmental, heritage or biodiversity constraints 
which cannot be addressed in a manner consistent with the balance of the 
Maryland Precinct; 

• The rezoning of the upper reaches of Lowes Creek in the Precinct is consistent 
with the environmental objectives of the Precinct; 

• Inclusion of the land holding as part of the Lowes Creek Maryland Precinct 
will reduce the per lot infrastructure and contribution rates across the 
Precinct, enhancing housing affordability; 

• The subject site is not productive agricultural land and retention of the land 
for rural use will create land use conflict with future residential housing; 
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• The land is well located to access local employment centres and the planned 
Western Sydney Airport / Aerotropolis; and 

• The future M9 Orbital corridor to the west of the site will delineate rural uses 
and growth areas. 

 

This submission also provides a detailed review of all Precinct Planning matters 

addressed in the Precinct planning Discussion Paper exhibited.  

This review has concluded that: 

• Residential zones and density outcomes can be adopted consistent with the 
exhibited Precinct Planning outcomes; 

• There is no impact on any items of European Heritage, relevant view lines or 
curtilages; 

• There are no identified items of Aboriginal Heritage within the land holding; 

• Rezoning of the land will allow for the protection of the upper reaches of Lowes 
Creek and deliver enhanced biodiversity outcomes; 

• Proposed residential land is situated outside of Flood Prone Land; 

• The site ILP accommodates appropriate stormwater and water quality management 
measures; 

• The site ILP provides open space and recreation facilities which exceed the required 
provision rates; 

• Inclusion of the land holding will not result in the need for any additional social 
infrastructure based on the specified threshold criteria; 

• Inclusion of the land holding will deliver additional dwellings which will provide 
increased patronage to the planned Local Centre, enhancing the economic viability 
and sustainability of planned retail facilities; 

• The site ILP demonstrates a seamless and integrated transport network, road 
hierarchy and pedestrian / share-path connections; 

• Servicing of the site can be achieved through minor extension / augmentation of 
existing planned services; 

• There are no contamination or land capability issues which prevent rezoning of the 
land; 

• The site ILP demonstrates that bushfire impacts and Asset Protection Zones (APZ) 
areas can be addressed consistent with the balance of the Precinct; 
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• Odour impacts do not prevent rezoning of the land, consistent with the balance of 
the Precinct and the proposed zoning outcomes; 

• The site ILP demonstrates that localised road noise impacts can be addressed 
consistent with the balance of the Precinct; 

 

In this context there are three land use planning outcomes for the subject land which are 

as follows: 

1. Do Nothing – Retain the current Rural Zoning. 

2. Extension of the Lowes Creek Precinct to include the land holding as proposed. 

3. Identify the land holding as part of an Investigation Area. 

This review has demonstrated that extension of the Precinct Boundary and rezoning of the 

land as proposed in this submission is the most logical long term land use planning 

outcome. 

Furthermore, this will have positive benefits in reducing land use conflict between “rural 

land” uses and residential dwellings adjoining the site within the Maryland Precinct. 

 

This submission demonstrates that there are no environmental or infrastructure 

matters which prevent rezoning of the land.  

The extension of the Precinct Boundary will allow for the delivery of a high quality 

master planned residential community. 

Given the demonstrated suitability of the site, we request that the land be rezoned 

as part of the Lowes Creek Maryland Precinct. 

Stockland are committed to the delivery of high quality master planned communities within 

Western Sydney, and acknowledge the need for a continuing land supply to meet housing 

demand and address housing affordability. 

We look forward to working with all levels of Government to achieve this outcome, or 

discuss any requested modifications to the outcomes proposed in this submission. 
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PART 1 – THE SUBJECT LAND AND THE LOWES CREEK 

MARYLAND PRECINCT 

1.1 The Subject Land and Relationship with Lowes Creek Maryland 
Precinct 

This submission relates to the “Danielle” land holding which is identified as No. 765 The 

Northern Road, Lot 280 DP 1043744. 

The land holding encompasses an area of approximately 42.7 hectares, which has been 

extensively cleared and re-worked as a result of historic low scale, intermittent agricultural 

land uses. 

Part of the land holding is situated within the Lowes Creek Maryland Precinct and the 

South Creek West Precinct. Predominantly, the subject land directly adjoins the western 

boundary of the Lowes Creek Maryland Precinct. 

The site area in relation to the current Precinct boundaries is shown in Figure 1 on the 

following page. 

Figure 2 shows the subject land area in relation to the Lowes Creek Maryland Precinct 

Boundary. 

The delivery of residential housing is readily capable of being serviced by way of minor 

extensions to proposed utilities including water, sewer, and electricity. 

The land holding is well located to maximise Government investment in infrastructure 

including road upgrades, the South West Rail Link and the planned Oran Park Rail Link. 

Stockland is committed to the delivery of a master planned new community as part of the 

Precinct, with infrastructure able to be delivered at no additional upfront cost to 

Government.  

As part of this submission, we have undertaken a detailed urban design review and 

prepared an Indicative Layout Plan for the land holding as an extension of the Precinct. 
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Figure 1: Land Area / Precinct Boundary DoPE 
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Figure 2: Land Area / Precinct Boundary DoPE 
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1.2 Site Context and Surrounds 

1.2.1 Location  

The subject site is situated directly adjoining the western edge of the Lowes Creek and 

Maryland Precinct, and forms part of the natural Lowes Creek catchment area. 

The land is situated within close proximity of existing and planned centres, being only 

7.5km south of the Western Sydney Airport and Aerotropolis and approximately 4km 

north-west of the Oran Park Town Centre (sub-regional centre). 

The subject land holding is located only 2.5km from the proposed North-South Rail 

corridor which extends from Tallawong to Greater Macarthur via St Marys, the Western 

Sydney Aerotropolis and Oran Park.  

The land holding will be directly accessible to the rail line and future stations via the 4 lane 

sub-arterial roadway Maryland Link Road which runs along the subject site access handle 

to The Northern Road. 

The proposed M9 Outer Sydney Orbital is situated approximately 1 km to the west of the 

of the site.  

The subject land holding in the context of the immediate surrounding growth area is 

shown below in Figure 3.  
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Figure 3: Land Area / Strategic Context Plan DoPE 
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1.2.2 Precinct Overview  

As noted in the Discussion Paper, the Precinct currently encompasses approximately 517 

hectares (ha) of rural land in the South West Growth Area (SWGA), approximately 45km 

south west of Parramatta and roughly 8km south of the Western Sydney Aerotropolis.  

The land holding is benefitted by an access handle, being an extension of the Maryland 

Link Road No.2, which bisects and forms part of the southern extent of the Precinct.  

The inclusion of the subject site as part of the rezoning will increase the number of 

dwellings within the Precinct, reducing the cost per dwelling for provision of base load 

infrastructure. 

 

1.2.3 Existing Conditions  

The current land use zoning of RU1 Primary Production under the Camden Local 

Environmental Plan 2010 and minimum lot size provisions for the land of 40ha are 

consistent with the balance of the Lowes Creek Maryland Precinct. 

The existing land use is low scale agriculture and grazing. Agricultural land uses typically 

only occupy approximately 30% of the land holding due to topographical and soil quality 

constraints. 

A series of studies were undertaken to provide a review of existing constraints / 

opportunities and review of the land in response to the Discussion Papers including:  

• Aboriginal and European Heritage; 

• Natural environment and ecology;  

• Watercourses, riparian areas and bushfire; and  

• Servicing Capability.  

These studies are included as appendices to this submission and have been used to 

inform the preparation of an ILP as an extension of the Precinct.  

Key features of the land area in relation to the proposed draft ILP and Discussion Papers 

include:  

• Heritage: The mapped curtilages and view lines for the heritage items do not impact 
on the land holding. 

• Topography: The northern land holdings form part of the Lowes Creek catchment, 
which drains north-east, forming a tributary to South Creek. 

• There are no topographical constraints to housing delivery over the site. 

• Watercourses: Lowes Creek (a tributary of South Creek) traverses the northern 
boundary of the land holding.  

There are mapped tributaries of Lowes Creek within the subject land.  
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Extension of the Precinct to include the land holding would allow for the upper 
reaches of Lowes Creek to be formally protected, revegetated and zoned for 
environmental conservation providing long term environmental benefits for the 
health and water quality of Lowes Creek. 

The land holding sits wholly within the Lowes Creek / South Creek catchment.  

• Farm dams: Consistent with the balance of the Lowes Creek Maryland Precinct, 
the landholding includes a number of farm dams located on intermittent 
watercourses.  

• Vegetation: The large patches of connected vegetation to the north-west of the 
study area will most likely require protection. Patches of vegetation that adjoin 
watercourses are also of high conservation value and should be retained.  

The vast majority of the site however has negligible biodiversity value.  

The vegetation along the western edge forms a natural boundary to urban 
development. 

• Odour: Odour impacts on the site are restricted along the western edge. 

Detailed odour modelling demonstrates that the 7 odour unit line can be adopted for 
the site as proposed under the exhibition documentation. 

 

• Site Access: The access handle provides opportunity to accommodate the sub-
arterial Maryland Link Road. 

The ILP prepared in association with this submission demonstrates that the environmental 

conditions have been appropriately considered and addressed to deliver a seamless 

extension of the open space, road network and residential community which provides 

ecological benefits. 
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1.3 Master Planning Approach 

1.3.1 Precinct Planning  

A precinct boundary is able to be reviewed and amended as part of the Precinct planning 

process under the Growth Centres SEPP. 

The proposed modified Precinct boundary is based on the natural topographical 

catchment of the Lowes Creek Maryland Precinct, and represents the land area which 

able to be serviced and delivered within the infrastructure catchment. 

 

1.3.2 Landscape Character  

The landholding forms part of the unique “retained rural and historical character” 

stipulated in the Discussion Paper. 

The undulating topography, creek, riparian corridors and bushland areas within the land 

holding are contiguous extensions of the landscape character areas within the Precinct. 

As noted in the Discussion Paper, the character of the Precinct is heavily influenced by a 

number of heritage buildings and structures that reflect the early development of the 

region. “The combination of the heritage buildings, their setting in the landscape and 

command of views remain a central theme of the Precinct”.  

The subject land holding formed part of the original ‘Nonorrah’ farm land grant to John 

Dickson, which includes the Maryland farm and homestead to the east.  

In this regard the land holding forms an integral component of the Maryland landscape 

character and heritage and should form part of the Precinct Planning. 

The Precinct Boundary should be extended to resolve land use arrangements associated 

with the historic ‘Nonorrah’ land grant. 

Consistent with the rest of the Precinct, most of the site has been cleared for uses such as 

grazing, with some remnant vegetation present along the northern creek line. 

The land holding incorporates the upper reaches of Lowes Creek, along the northern 

property boundary. The inclusion of the land holding in the Precinct plan will allow for the 

restoration of the full length of Lowes Creek. 
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1.3.3 Visual Assessment  

The subject land does not incorporate any significant visual markers or topographical 

features.  

The retention of significant heritage views has been addressed in the current planning for 

the Precinct.  

 

 

  

Central site view across land holding looking south over farm dam 

to cleared ridge. 

Maryland Precinct vegetated  E4 Land visible in top left corner. 

Northern site view across land holding looking west along the edge 

of Lowes Creek. 

Lowes Creek tree line clearly visible. Farm paddocks show 

mapped Category 1 streams to be removed. 

Vegetation to the west in the background forms a natural boundary 

to urban development 
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1.3.4 Master planning Vision  

The vision for the Lowes Creek Maryland Precinct is to create a “family-friendly 

community with an extensive network of several high-quality sporting fields and well laid 

out parks, extensive cycling and walking paths that will offer linkages to natural bushland 

areas and Lowes Creek.” 

The revised ILP and extension of the Precinct boundary compliments the existing Precinct 

vision in that it: 

• there are no impacts on the recognised heritage significance of the Maryland 
Homestead site, its settings and views, along with other key heritage sites;  

• the design builds upon the unique character of the area by responding to the natural 
features of the landscape including the topography, watercourses, riparian areas, 
native vegetation, natural constraints and geotechnical conditions;  

• allows for the delivery of a full hilltop park along the western edge of the Precinct 
which protects visual and landscape qualities;  

• provides a diverse mix of housing types catering to a range of household types and 
affordability, supported by a network of local and regional roads, and walking and 
cycling paths;  

• will support the viability of the local centre enhancing activity and vibrancy; and  

• is within a walkable catchment of many of the planned facilities including sporting 
fields, open space areas and the central local centre hub; 

• maintains planning controls which enable the development of an environmentally, 
economically and socially sustainable community;  

• inclusion of the land holding will also assist on the delivery of connections to both 
The Northern Road and through the Precinct to the surrounding region.  

 

1.4 Precinct Planning summary 

1.4.1 The Draft Indicative Layout Plan  

As part of this submission, we have prepared a modified ILP which demonstrates how the 

land holding delivers a logical and seamless extension of the existing Lowes Creek 

Maryland Precinct. 

The modified ILP adopts and complements the road hierarchy, pedestrian and open 

space networks established in the draft ILP released for exhibition, while providing 

enhanced riparian corridor, water quality and connectivity outcomes. 
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Figure 4: Site Layout Plan 
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Figure 5: Proposed Amended Indicative Layout Plan (incorporates site layout plan) 
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The key elements of the modified ILP, shown in Figure 4 & 5, are:  

• Conservation and restoration of the upper reach of Lowes Creek and tributary as 
part of the Riparian Corridor network and environmental zoned land enhancing 
environmental outcomes. 

• Completion of the proposed western Hilltop Park as part of the open space network. 

• Enhanced regional road network accommodating the Maryland Link Road No.2 
within the existing site access handle. This will reduce construction costs by locating 
the major roadway on land already substantially earth-worked to accommodate a 
roadway. 

• Increasing developable land areas within the Precinct through delivery of the 
Maryland Link Road No.2 within the existing site access handle. 

• Delivery of a variety of housing typologies which contribute to local housing supply, 
providing an additional 580 dwellings. 

• Additional dwelling supply to contribute to the retail catchment and successful long-
term viability of the proposed Local Centre. 

• Delivery of a central density node surrounding the local open space parkland and 
basin area. 

• Delivery of local road connections which enhance pedestrian and vehicle 
connectivity and address drainage low-points form the subject land over proposed 
residential land. 

• Provision of detention basins and water quality facilities in appropriate locations to 
minimise stormwater run-off into the residential areas. Water quality treatment areas 
treat water runoff before being discharged to the creek network.  

• Delivery of extended and enhanced walking and cycling paths to connect dwellings 
to open spaces and riparian areas, schools, retail areas and public transport.  

 

The modified ILP incorporates minor amendments to the draft ILP for the adjoining land 

holding to the east. These amendments provide a positive / neutral outcome in relation to 

connectivity, open space and dwelling yields. 

Amendments to the exhibited ILP include: 

• Provision of road edge and residential development cell on northern side of hilltop 
park. 

• Provision of central road connection on southern edge of hilltop park (NDA area off-
set by residential cell along northern edge). 

• Extension of sub-arterial Maryland Link Road to subject site. NDA area off-set by 
locating roadway within subject site access handle to the east. 
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1.4.2 Key planning outcomes  

A summary of key land use outcomes and associated areas represented in the modified 

ILP are provided in Table 1.  

The lot yields shown below are indicative and subject to detailed subdivision design and 

approval. 

 

Table 1: Land Use Summary 

Dwelling Type 
Estimated 

Yield 
Occ. Rate Population 

Very Low Density 6 3.6 21 

Low Density 512 3.4 1741 

Medium Density 62 2.9 180 

 
 Total 1942 

    

Land Use Area (ha)   

Environmental Living 0.67   

Low Density 18.80   

Medium Density 1.26   

    

Open Space 3.13   

Drainage 1.76   

Riparian Corridor 2.89   
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1.5 Consultation 

As outlined in the Discussion Paper, the exhibition of the planning package for the 

Precinct provides an opportunity for the local community and the key stakeholders to have 

their say in the planning for the area prior to the area being rezoned. 

This submission provides sufficient detail and investigation of the subject land to be 

included as an extension of the Precinct. 

Adoption of the modified ILP and zoning plans would not be of sufficient variation  to 

warrant a re-exhibition. 

Under the Environmental Planning and Assessment Act 1979, an amendment to a State 

Environmental Planning Instrument can be made by the Minister without public exhibition. 
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PART 2 – DISCUSSION OF ISSUES AND MASTERPLANNING 

OUTCOMES 

2.1 Residential Density and Zones 

The modified ILP adopts the range of housing types at varying densities promoted under 

the draft Precinct Plan, and consistent with the recommendations of the Housing and 

Market Needs Analysis (AEC, 2018).  

The spatial distribution of the low and medium density residential areas respond to the site 

topography, access to social infrastructure and bushfire risk. 

The subject land incorporates pre-dominantly low density residential housing in 

recognition of the land holding forming the outer edge of the release area. The following 

considerations have influenced the ILP and land use outcomes:  

• The ILP provides for low density residential areas which have a variety of lot sizes 
and incudes extension of the environmental living area in the south-eastern corner 
to reflect he local hilltop (following the RL 130 contour); 

• The subject land is not appropriate for large areas of medium density and/or high 
density housing due to topographical considerations and access to local social 
infrastructure; 

• Conservation of an additional 2.9 ha of land as riparian corridor and 1.45 ha as 
riparian edge open space;  

• Completion of the western Hilltop Parkland as a landscape feature; 

• The establishment of drainage basins and water quality treatment areas will include 
landscaping that will contribute to the amenity of the Precinct;  

• Environmental enhancement and restoration of the upper reach of Lowes Creek 
riparian areas will assist with water storage, water quality and biodiversity;  

• Creation of additional walking and cycling paths to connect dwellings to open 
spaces, school, commercial and retail areas, and public transport;  

• A local and regional road network linking the Precinct to surrounding areas including 
a key sub-arterial road east-west link which traverses the land holding and local road 
connections as part of the Precinct.  

The modified ILP and planning controls will adopt relevant residential density ranges, 

consistent with the balance of the Precinct.  Figure 6 Below shows the proposed 

extension of Precinct and adopted density ranges. Density Ranges adopted are: 

• Very Low Density  = Up to 10 dwellings / ha 

• Low Density  = 15 to 25 dwellings / ha 

• Medium Density = 25 to 35 dwellings / ha 
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Figure 6: Proposed Amended Land Use Plan 
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Figure 6: Proposed Amended Density Plan 
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2.1.1 Proposed Residential Zoning  

It is proposed to adopt to the R2 Low Density Residential zone for the majority of the 

residential land within the site, consistent with the balance of the Precinct. 

The land holding would adopt planning provisions proposed for the R2 Low Density areas 

including land uses, building heights and the like. 

This is appropriate for the small medium density areas shown on the extended ILP which 

provide for areas of higher density housing centred around the central parkland area. 

 

2.1.2 Response to Housing Market Analysis  

To guide the planning of the Precinct, a detailed Housing Market Needs Analysis was 

undertaken by AEC Group Ltd (2018).  

As noted in the Discussion Paper, the Greater Sydney Region Plan establishes the NSW 

Government’s vision for Sydney’s future. The Plan aims to provide 725,000 new homes 

and 817,000 additional jobs across the Sydney metropolitan region for the forecasted 1.7 

million new residents by 2036.  

A key direction of the Plan is the timely delivery and well planned greenfield precincts 

such as the Lowes Creek Maryland Precinct. The inclusion of the land holding as a logical 

extension of the release area based on natural catchment boundaries will contribute to the 

efficient delivery of housing supported by planned infrastructure. 

Key findings from the housing analysis which are supported by the inclusion of the land as 

part of the Precinct include:  

• Delivery of an increased number of detached dwelling houses within the Precinct 
which are noted as the most popular form of housing in the broader south-west 
region of Sydney; 

• Ability to increase the proportion of lot sizes in the range of 250-350m2; 

• Enhancing housing affordability by delivering residential areas which maximise the 
usability of planned infrastructure; 

• The most prominent household type within the broader south-west region is family 
households (78%). Incoming residents are likely to be young families, as is the case 
with Oran Park.  

Stockland’s Willowdale project in East Leppington has significantly contributed to housing 

delivery South West Growth Area over the last 10 years. Stockland have demonstrated 

capability to deliver housing and contribute to dwelling delivery rates as part of the Lowes 

Creek Maryland Precinct. 

The inclusion of the land as part of the Precinct, and delivery of housing is wholly 

consistent with, and supported by the key findings of the Market Analysis. 
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Indicative example of residential housing vision 

Indicative example of terrace housing fronting local 

open space area 
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2.2 Non-Indigenous Heritage 

A detailed European Heritage Report has been prepared for the subject land holding by 

Eco Logical Australia. 

The report provides a detailed review of both the site heritage and consistency with the 

reports and outcomes prepared for the Lowes Creek Maryland Precinct as outlined in the 

draft Precinct Plan. 

The Heritage Report has concluded as follows: 

The historical heritage constraints are considered low to moderate as there are no 

known historical archaeological sites or items within the study area thus large portions of 

the study area will be suitable for residential use. However due to the close location of 

the locally listed Maryland, consideration of an important view corridor (as shown on 

Figure 5), must be undertaken in relation to development within the east of the study 

area. If high density residential is proposed, a Statement of Heritage Impact assessment 

may be required.  

Draft DCP Figure 7 identifies the heritage items and their associated curtilage areas. 

As shown below, the subject land does not incorporate any areas of European Heritage, 

curtilage areas or landscape settings. 

The “view line corridor” referred to in the heritage report is to the small hilltop park which is 

proposed to be retained as open space under the modified ILP. 

Notwithstanding, we have provided on the following pages response to each of the key 

heritage matters discussed in the Discussion Paper. 
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Figure 7: Non-Indigenous DCP Heritage Plan 
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2.2.1 Maryland Homestead  

The Maryland homestead and its setting are recognised as key elements in the planning 

and urban design outcomes for the Precinct. 

The Maryland homestead is situated approximately 1km to the east of the subject land 

holding, centrally located within the Precinct. 

As noted in the Discussion Paper “Maryland Homestead is situated on a distinctive knoll 

with its recognisable landscape and topographical feature within the Precinct. There are a 

number of significant views and vistas as well as landscaped spaces that have been 

identified in the heritage studies.” 

Views to the homestead is screened from the land holding by local topography and 

vegetation. 

The Maryland homestead is proposed to be retained within a large curtilage area which 

encompasses the homestead, associated outbuildings and its landscape setting. 

The subject land is not identified as being situated within any component of the Maryland 

Homestead land scape setting, associated with any key view scapes or within the mapped 

curtilage area. 

 

2.2.2 Birling  

Birling farmhouse is comprised of two sites known as Birling 1812 and Birling 1937.  

Birling 1812 is situated approximately 1.5km north-east of the land holding and Birling 

1837 approximately 1.8km north -east. 

The Discussion Paper provides the following description of the farmhouses and their 

heritage significance: 

“The Birling first farmhouse (c1812), main Birling homestead and outbuildings have been 

demolished. The exact location of these is unknown and the entire spur on which they 

were located is assessed as having moderate to high potential to contain archaeological 

remains. The area of moderate to high potential may be further refined once the location 

of the potential archaeological remains is more accurately known. Birling 1812 is 

considered to be of exceptional heritage significance while Birling 1937 warrants local 

significance.” 

 

As with Maryland homestead, views to the Birling farmhouses are screened from the land 

holding by local topography and vegetation. 

The subject land is not identified as being situated within any component of the Birling 

farmhouse land scape settings, associated with any key view scapes or within the 

mapped curtilage areas. 
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2.2.3 Important Views  

Views and vistas to heritage sites and key landscapes have been a key consideration in 

the development of the draft Lowes Creek Maryland Precinct ILP.  

Key view lines and vistas have been maintained / interpreted through open space 

corridors and road alignments and the use of specified maximum building height controls. 

As shown in Figure 7 of the Discussion Paper and draft DCP Figure 30, the subject land 

does not include any areas which are considered key view lines, vistas or landforms. 

This is demonstrated in Figure 8 on the following page. 

We note that the proposed extension of the Precinct and ILP will enable the delivery of the 

full Hilltop Park on the western edge of the Precinct. At present, the Precinct Boundary 

and draft ILP do not allow for protection of the western side of this hilltop area. 

This will provide a positive community benefit. 

 

2.2.4 Heritage curtilages and future uses  

Heritage curtilage areas are mapped under the SEPP Maps and Figure 7 of draft DCP as 

shown above. 

Heritage curtilage areas do not extend to or impact on the subject land holding. 

No amendments to the heritage mapping is required. 

 

2.2.5 Lowes Creek tree line  

The Lowes Creek tree line is noted as remaining a significant feature in the Precinct with 

the retention of vegetation, as mapped on the draft Native Vegetation Protection SEPP 

Map.  

This submission seeks to protect the upper reaches of the Lowes Creek corridor and 

associated tree line. 

SEPP mapping would be amended to protect areas of native vegetation as identified in 

the ecological report prepared with this submission. 
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Figure 8: Key View Lines 
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2.2.6 Archaeology  

As noted in the Discussion Paper, the archaeology assessment (Historical Archaeological 

Assessment: Maryland and Birling, Casey and Lowe, 2018) makes specific 

recommendations to further investigate archaeological remains on all heritage sites. 

There are no heritage sites situated within the land holding. 

It is concluded that no further studies or consideration are required. No amendments are 

required to the recommended archaeology investigation requirements. 

 

2.2.7 European Heritage Recommendations  

The proposed ILP, land use arrangements proposed and extension of the Lowes Creek 

Maryland Precinct is wholly consistent with the European Heritage recommendations. 

The detailed Heritage Review prepared by Eco Logical has confirmed that the subject 

land is not impacted by any items of European Heritage. 

It is concluded that no further studies or consideration are required. 
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2.3 Indigenous Heritage 

A preliminary Indigenous Heritage review has been prepared for the subject land holding 

by Eco Logical Australia. 

The report provides a detailed review of both the site and consistency with the reports and 

outcomes prepared for the Lowes Creek Maryland Precinct as outlined in the draft 

Precinct Plan. 

The Heritage Report concluded as follows: 

Potential Aboriginal archaeological mapping based on stream order and landform 

indicate a moderate to high potential for intact sites across the study area, especially in 

the vicinity of creek lines and areas of less agricultural activities. However, it appears 

that large portions of the study area have undergone intensive agricultural practices for 

long periods which will have reduced the potential for intact subsurface archaeological 

deposits, making large portions of the study area suitable for residential use. This can be 

assessed through a comprehensive survey and preparation of an Aboriginal Cultural 

Heritage Assessment report (ACHA). 

Areas of sensitivity across the subject land were mapped as shown in Figure 9 on the 

following page. 

These areas are consistent and contiguous with the mapping shown in draft DCP Figure 6 

which identifies indigenous cultural heritage. 

Notwithstanding, we have provided a response to each of the key heritage matters 

discussed in the Discussion Paper. 

There is no objection to the measures to mitigate impacts to any Aboriginal heritage sites 

proposed through zoning and DCP controls being:  

• Further investigations are required to confirm the nature, extent and significance of 
the Aboriginal heritage sites identified within the Precinct  

• Any impacts to archaeological sites are to be the subject of an Archaeological 
Excavation application to OEH under section 140 of the National Parks and Wildlife 
Act 1974.  

• The proposed zoning of land with Aboriginal archaeological potential allows for 
flexibility to conserve areas of medium and high Aboriginal archaeological potential. 
These uses include passive open space, environmental conservation and riparian 
corridors.  
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Figure 9: Indigenous Cultural Heritage 
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2.4 Biodiversity and Riparian Corridors 

2.4.1 Riparian Corridors  

The Discussion Paper and associated site investigations identified the key role that 

Riparian Corridors play in both protecting native vegetation and providing aesthetic values 

to the setting of the place.  

Lowes Creek forms in integral component of the ecological, open space and aesthetic 

cultural values of the Precinct, both now and in the future. 

Lowes Creek also plays a key role in the delivery of the South Creek “Green Grid”, 

providing a green space connection from the Western Edge of the Precinct to South 

Creek on the eastern side of The Northern Road. 

As stated in the Discussion Paper “Conservation and restoration of Lowes Creek is a key 

consideration for future planning of the Precinct”.  

Eco Logical have prepared a Riparian Corridor study as part of this submission. The study 

maps Riparian Corridor areas and has been used to inform the preparation of the site ILP. 

Consistent with the approach to Riparian Areas across the Precinct, the ILP focuses on 

retaining the higher order corridors (Lowes Creek and its key tributary) which are of high 

priority.  

As outlined in the Eco Logical report, the total area of riparian corridor required to be 

retained will be refined as part of detailed on-site field investigations. 

The modified ILP retains 2.9 ha of riparian land and 1.45 ha as riparian edge open space.  

This area has been retained or off-set within the land holding by way of open space and 

riparian corridor. 

The Lowes Creek Corridor will be retained and enhanced as follows: 

• Retention and revegetation of the natural watercourse along the northern edge of 
the land holding; 

• Extension of the Precinct as proposed will ensure the upper reach of Lowes Creek 
is revegetated, protected and maintained. Currently the upper reach is proposed to 
be maintained as rural land. 

• Removal of an existing farm dam and delivery of a natural watercourse for part of 
the Lowes Creek tributary along the north-western boundary. 

• Provision of open space interface along the edge of the corridor. 

• Delivery of stormwater and water quality basins to manage water quality and 
velocities entering Lowes Creek. 

As a result, endorsement of the Lowes Creek Maryland Precinct as proposed in this 

submission will deliver enhanced environmental outcomes. 
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Figure 10: Riparian Corridor Categories 
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Three Category 1 streams will not be retained. The justification for removal of these 

streams is discussed below: 

• Stream 1: This mapped stream is centrally located within the land holding, running 
east-west, connecting to the adjoining property. Within the subject land the 
watercourse is described as being degraded with no remnant vegetation.  

There have been active agricultural activities undertaken within the mapped 

stream area and here is a large farm dam in the stream on the eastern property 

boundary. 

This stream forms the upper reach of a watercourse mapped under the Lowes 

Creek Maryland Study. This watercourse is proposed to be removed under the 

draft ILP. 

As such, this Category 1 Stream is considered appropriate to be removed, 

consistent with the exhibited draft Precinct Plan. 

 

• Stream 2 and 3: Streams 2 & 3 are located on the northern edge of the property and 
from minor tributaries to the Lowes Creek Corridor. 

Both of these streams are highly degraded with no remnant vegetation. There 

have been active agricultural activities undertaken within the mapped stream 

areas. 

 

Land uses adjoining the creek corridors are consistent with those promoted in the 

exhibition material. Critically, no additional creek crossings are required as a result of the 

extension of the Precinct under the draft ILP. 

Consistent with the exhibited Precinct Plan, riparian corridors would be dedicated to 

Camden Council.  

Protection of the riparian zones will be managed through extension of the E2 

Environmental Conservation zoning which will limit permissible development and set out 

objectives for the future conservation of the land.  

Figure 11 below provides a detailed analysis of riparian areas to be retained and off-set 

where applicable. 

No objection is raised to the proposed draft DCP contains objectives for waterways and 

riparian areas and Riparian Corridors SEPP Map being adopted over the subject land as 

per the ILP. 
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Central “Category 1” mapped 

stream corridor. 

No existing vegetation or 

creek bed. Land has been 

used for grazing and crops. 

Northern “Category 1” 

mapped stream corridors. 

No existing vegetation or 

creek bed. Land has been 

used for grazing. 

Existing farm dam in north-

western corner of site. 

Dam to be removed and 

creek re-aligned to create 

naturalistic riparian corridor 
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Figure 11A: Riparian Corridor Strategy 
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Figure 11B: Riparian Corridor Strategy – Eco Logical Mapping 
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2.4.2 Existing Native Vegetation  

A detailed ecological review has been prepared for the subject land by Eco Logical 

Australia. Tis review has identified areas of native vegetation required to be protected, 

consistent with the exhibited Precinct Plan. 

All areas of existing native vegetation along the northern edge of the site are able to be 

protected through minor amendment to the draft Native Vegetation Protection Map and 

protected via Clause 6.3 of Appendix 9 - Camden Growth Centres Precinct Plan of the 

SEPP.  

The protection of the Lowes Creek Riparian Corridor includes identified ENV land. 

Areas of native vegetation as mapped by Eco Logical Australia are shown in Figure 12 on 

the following page. 

 

 

 

  Remnant vegetation retained within a Riparian Corridor 
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Remnant vegetation retained within a parkland setting 
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Figure 12: Vegetation Mapping 
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2.4.3 Conservation Priorities  

Maryland Precinct Plan and associated reports. 

There is no objection to the implementation of the conservation principles over the subject 

land including: 

• Preparation and implementation of a Vegetation Management Plan in accordance 
with NSW Department of Industry’s Water Guidelines for Riparian Corridors on 
Waterfront Land. 

• Rehabilitation of cleared areas within riparian corridors 

• All vegetation within the riparian corridor that will not be affected by drainage 
infrastructure will be protected by way of land zoning and placed in public ownership. 

• Retention of hollow bearing trees where possible within open space areas to offer 
potential nesting spaces for local fauna. 

Riparian corridor outcomes proposed are consistent with the discussions with the 

Department of Industry and the agreement to remove a number of lowest order 

watercourses from classification and therefore protection due to their degraded condition. 
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2.5 Flooding and Water Cycle Management 

A Flooding and Water Cycle Management Study was completed for the Precinct by 

Cardno. 

The proposed ILP adopts the principles of the study in relation to flood impacts, location of 

residential development and provision of water quality / stormwater detention facilities as 

outlined below. 

The proposed Stormwater Management network facilities are shown on Figure 13 on the 

following pages. 

Drainage facilities have been provided at the rate of 5% of NDA for residential land based 

on advice by Northrop Engineering, which incorporates both stormwater detention and 

water quality facilities. 

The total land area allocated for detention and water treatment is 1.76ha. 

 

2.5.1 Flooding  

Pre-development and post-development flood modelling was undertaken to inform the 

preparation of a water cycle management strategy. The flood modelling includes both the 

upstream catchment inclusive of the subject land holding. 

As stated in the Precinct Discussion Paper “Land located above the 1:100 chance per 

year flood extent is considered suitable for residential development”. 

Land identified as being within the 1:100 year flood impact area is restricted to the 

northern edge of the site within the Lowes Creek Corridor. 

Flood prone land is contained within the proposed extension of the Lowes Creek Riparian 

Corridor and its associated tributaries comprising environmental, drainage and open 

space land, consistent with the balance of the Precinct. 

As a result of the removal of farm drams and revegetation of the Lowes Creek Corridor, 

detailed water cycle management studies will also be undertaken during a DA process. 

 

2.5.2 Water Cycle Management  

Development of the subject land holding will increase storm water runoff as a result of 

increased impervious surfaces. The proposed water detention strategy for the land is 

consistent with the broader Precinct. 

The ILP includes two offline basins in the northern area which will discharge directly to 

Lowes Creek. 

One offline basin on the western edge will discharge into the stormwater network, and 

flow to the north-south creek line which traverses the Precinct. 

One offline basin will be provided on the southern boundary to manage the discharge of 

stormwater to the creek line on the adjoining property. 
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The stormwater basin network will provide sufficient storage to achieve the desired flood 

management outcomes.  

Basins will be designed and delivered in accordance with Camden Council requirements. 

Northrop have provided a Stormwater Management review as part of this submission 

which confirms the proposed basins can accommodate required storage volumes. 

 

2.5.3 Cut and Fill  

Cut and fill areas will be determined during detailed design for Development Application. 

Areas of cut and fill will be designed to minimise impacts on flood prone land and deliver 

residential land areas which achieve required freeboard to post-development flood levels. 

 

2.5.4 Water Quality Treatment  

Provision of water quality facilities (gross pollutant traps and bioretention areas) has been 

accommodated in land identified for drainage purposes on the draft amended ILP and will 

include bioretention areas, within some of the proposed sporting fields, and within open 

space areas adjacent to riparian corridors.  

Consistent with Precinct Planning, bioretention areas will be co-located within offline 

detention basins. 

Delivery of the identified Water Quality Facilities will ensure compliance with all relevant 

water quality targets. 

Northrop have provided a Water Quality Management review as part of this submission 

which confirms the proposed basins and water quality treatment areas can achieve 

required targets. 
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2.5.5 Proposed Land Use Zoning  

The proposed ILP has adopted land use outcomes and zoning consistent with the balance 

of the Precinct in relation to flood prone land and drainage facilities. 

Land uses for flood prone land encompass a combination of riparian corridors (including 

buffers), vegetated land, drainage and open space.  

Land zoning is proposed as follows for flood prone land areas, consistent with the balance 

of the Precinct:  

• SP2 Special Purpose (Drainage) for land that serves a formal drainage infrastructure 
role, including detention basins and water treatment facilities. 

• E2 Environmental Conservation where land is considered to be of high 
environmental quality which includes creek beds, banks and riparian corridor 
buffers. 

• RE1 Public Recreation where dual use open space and water cycle management 
functions can co-function.  

All land identified for these purposes is proposed to be dedicated to/acquired by Camden 

Council and remain in public ownership. 
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Figure 13: Proposed Amended Stormwater / Water Quality Facilities 
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2.6 Open Space and the Green Grid 

A detailed Social Infrastructure Report was prepared by Elton Consulting which provided 

guidance on all aspects of open space provision across the Precinct. 

The Social Infrastructure Report has guided the preparation of the draft ILP and has been 

adopted as the basis for open space calculations and provision for the subject land 

holding. 

The Social Infrastructure Report adopts a provision rate of 2.83 ha / 1,000 persons, 

reflecting the Growth Centres Development Code, with a 50:50 split between active and 

passive uses. 

Other key recommendations and design principles adopted in preparation of the ILP 

include: 

• Parks to be a minimum of 2,000m2 with most residences within a 400-500m (5 
minute) walking distance  

• A range of park sizes is needed to facilitate a diversity in park facilities and uses  

• Open space is generally located within 400-500m walking catchment to the majority 
of residences.  

• A network of pedestrian and cycle paths connecting to key destinations and along 
riparian corridors.  

• Dual use of drainage land for passive open space where appropriate. 

We note that sub-regional sport and recreation facilities, including an aquatic and indoor 

sports facility, will be considered during precinct planning of the surrounding region, with 

the development of Lowes Creek Maryland to contribute to these.  

 

Table 1 of this report provides a detailed breakdown of the expected dwelling yield and 

population for the subject land holding. A total dwelling yield of 580 dwellings, with a 

population of 1,942 persons is projected. 

Based on the adopted provision rate of 2.83 ha per 1,000 people, this equates to a total of 

5.50 hectares of open space to be provided on site. 

Table 3 below, and Figure 14 on the following page demonstrates provision of open space 

within the subject land holding as shown on the ILP. 

This demonstrates that the urban design outcome and open space provision for the 

subject land holding exceeds the required provision rate, with a total of 5.62 ha, and is 

consistent with the adopted 50:50 split for passive and active spaces. 

All open space areas are proposed to be dedicated to Camden Council as public land. 
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The Lowes Creek Maryland Precinct includes a number of basin / drainage areas which 

have been included in the open space calculations as “co-use” facilities (over 4.5 hectares 

of open space land area). 

We have adopted this approach to on-site open space calculations, with the basin areas 

able to accommodate dual / co-use function as recreation areas. 

Table 3: Open Space Summary 

 

Open Space 
Area 
(m2) 

Area 
(ha) 

% 

Active 

OS - 1 2,170 

3.134 56% 
OS - 2 5,820 

OS - 3 16,025 

OS - 4 7,325 

Passive 

B -1  2,155 

2.487 44% 

B - 2 8,125 

B -3 4,660 

B -4 2,680 

RP - 1 7,250 

Total 5.62 
 

 

Note: RP 1 – 1 area referred to in Table 3 above represents only 25% of the Riparian 

Land Area along the northern edge of the land area. 

This land will incorporate a range of passive recreational facilities and opportunities within 

the riparian buffer areas consistent with the Office of water Guidelines including off-road 

pedestrian pathways, small passive recreational spaces, fitness trails / exercise stations 

and the like. 

This is consistent with the findings of the Eltons Report which noted a national recreation 

trend of a movement from organised, team sports to a focus on individual fitness and 

social sport. Walking was identified as the most popular form of physical recreation 

activities in the Australian Bureau of Statistics 2013-14 Multipurpose Household Survey 

(2015) with a rating of over 23%. 

This is also consistent with the adopted ILP and Section 7.11 plans for existing Growth 

Area Precincts within Camden LGA including Oran Park, Turner Road and Catherine Field 

(Part) Precincts. 

This approach also reflects the Growth Centres Development Code which lists three 

categories of open space being Regional Public Recreation area, Local Public Recreation 

Areas and Environment Conservation areas.  
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Figure 14: Site Open Space Network 
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Figure 16: Proposed Amended DCP Open Space Network Plan 
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2.7 Social Infrastructure 

2.7.1 Community facilities  

Community Facilities 

A community facility on a 9,400m2 site is located within the Precinct directly adjacent to 

the eastern double playing field. Car parking will be co-located with that for the adjacent 

double playing field.  

As noted in the Social Infrastructure Report the provision rate for community facilities are 

as follows: 

• a rate of 42 sqm per 1,000 residents for the provision of local community facilities; 

• a further 13 sqm per 1,000 residents for district community facilities. 

This equates to a total of 55 sqm per 1,000 residents for the facility and an additional land 

area requirement equivalent to 2.5 times the amount of community facility floorspace 

proposed. 

Based on the estimated population of the subject site (1,942 persons) this equates to the 

following provision rates: 

Local Community     District Facility 

Floorspace = 84.63 sqm   Floorspace = 26.20 sqm 

Land Area = 211.60 sqm   Land Area = 65.50 sqm 

 

The inclusion of the subject land does not result in the threshold for the provision of an 

additional community centre or district centre being exceeded. 

The additional floorspace areas are able to be accommodated in the design and delivery 

of the planned facilities and associated Section 7.11 Contribution Plan. 

 

Library 

As noted in the Social Infrastructure Report and the Discussion Paper, a requirement for a 

branch library is based on a minimum of 40,000 people.  

The current estimated Precinct population, inclusive of the subject land holding, is 

approximately 24,455. 

As a result, the inclusion of the subject land does not result in the threshold for a new 

library being achieved. 

Consistent with the Discussion Paper, a new library is not required within the Precinct, 

although may be warranted as part of planning of the surrounding region. Contributions 

towards the provision of these facilities for the district will be required in a Section 7.11 

Contributions Plan being prepared by Council.  
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General Facilities 

Consistent with the land use planning for the balance of the Precinct, zoning of land will 

enable the permissibility of a range of community facilities such as:  

• Childcare centres;  

• General Practitioner practices and allied health services;  

• entertainment and leisure facilities;  

• places of worship.  

 

2.7.2 K-12 School  

A combined public primary school (2ha) and high school (4ha) is proposed for the 

Precinct. This is subject to co-use of playing fields. 

As noted in the Social Infrastructure Report the provision thresholds for these facilities are 

approximately: 

• Primary Schools 1 per 5,000 – 15,000 people 

• High Schools = 1 per 20,000 – 50,000 people 

There are a number of existing primary schools within the surrounding area which will also 

cater for the future population. 

The current estimated Precinct population, inclusive of the subject land holding, is 

approximately 24,455. 

As a result, the inclusion of the subject land does not result in the threshold for the 

provision of an additional primary school or high school being exceeded. 

There is sufficient capacity in the planned education facilities to accommodate the 

extension of the Precinct as proposed. 

The proposed school site is located within the core of the Precinct, being in close 

proximity to the local centre, medium residential density housing, and a complex of three 

double playing fields.  

The proposed ILP demonstrates that the subject land will have high levels of vehicular 

and pedestrian access to the planned K-12 school site. 
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2.8 Retail and Employment 

A Retail and Economic Analysis was prepared for the Lowes Creek Maryland Precinct by 

Deep End Services. The study area for the report encompassed an area of 1,397 

hectares, including the Lowes Creek Maryland Precinct, and extensive land areas to the 

north and south. 

The retail and economic needs analysis has taken into consideration both the demand for 

retail and employment services from the rezoning, and the broader Precinct. 

Consistent with the recommendations of the report, the exhibited ILP includes the 

following retail floorspace:  

• 20,000m2 GFA for retail purposes within the local centre  

• 4,000m2 GFA of highway services fronting The Northern Road  

• 2 x 2,000m2 GFA within two mixed use areas straddling the entrance collector road 
directly off The Northern Road  

• 5,000m2 GFA for bulky goods uses.  

Based on a dwelling yield of 6,982, the provision rates outlined in the report and adopted 

Precinct plan equate to a total of 4m2 per dwelling. 

The draft ILP prepared for the subject land achieves a yield of 580 dwellings. This equates 

to a possible additional retail area of 2,400m2. 

Given the local centres and retail hierarchy already proposed in the Lowes Creek 

Maryland Precinct, it is not considered appropriate that a separate small scale retail space 

be provided within the subject site. 

Rather, the additional 580 dwellings will be serviced by the proposed Maryland Local 

Centre. This submission is supportive of the Maryland Local Centre as proposed under 

the Precinct Plan. 

This will increase patronage associated with the Local Centre providing the following 

positive benefits: 

• Additional residents / patronage and retail spending capacity to support the 
economic viability and sustainability of the planned retail centres; and 

• Provision of additional residential housing and market to the west will support earlier 
delivery of the Local Centre than otherwise may be viable. 

 

In relation to employment, the report notes that the Precinct will have access to over 

200,000 jobs within proximity to the Aerotropolis and the metropolitan cluster centres of 

Penrith, Liverpool, and Campbelltown-Macarthur. 

Planned major employment centres will have capacity to deliver appropriate employment 

outcomes for future residents.  
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2.9 Transport 

The Precinct Discussion Paper and Transport Study outlines the significant major road 

infrastructure being planned and delivered within the surrounding region at present. 

Extension of the Precinct to incorporate the subject land holding is consistent with 

Government Policy of delivering hosing in areas with high levels of access to new 

transport infrastructure. This maximises land use efficiency and is fully endorsed by the 

principle of the “30 minute city”. 

A major new motorway is planned only 1km to the west of the subject site, being the Outer 

Sydney Orbital (M9), a 70km motorway and freight rail line linking the North West and 

South West Growth Areas and connecting with the planned Western Sydney Airport and 

future employment lands.  

The extension of the Maryland Link Road sub-arterial roadway provides the opportunity 

for a key future connection within the site to the M9 orbital. 

Notwithstanding the major local infrastructure investment, we have provided a detailed 

discussion below of the proposed transport and pedestrian network as an extension of the 

Lowes Creek Maryland Precinct. 

This review demonstrates that the subject land can be rezoned as part of the Precinct, 

with direct vehicle and pedestrian connectivity able to be achieved. 

 

2.9.1 Road and transport network  

The proposed road network has been designed to respond to site topography and 

maximise permeability and connectivity with the broader Precinct. 

The road layout reflects the subdivision grid pattern adopted for the Lowes Creek 

Maryland Precinct, ensuring a contiguous community. 

The new sub-arterial road (Maryland Link Road 2) provides a direct connection to a major 

intersection on The Northern Road. In the future, this roadway will connect to the 

Pondicherry Precinct to the east, allowing a direct travel link to the planned north-south 

rail line. 

As noted in the traffic report and the Precinct Discussion Paper, traffic impacts have been 

evaluated in the context of the proposed road/intersection upgrades as well as the 

Western Sydney Aerotropolis.  

In this regard, traffic modelling encompasses the approximately 7,000 dwellings currently 

proposed and in excess of 60,000 dwellings in the local region. 

In context, the proposed 580 dwellings within the subject land will have minimal, if any 

impact on road network and intersection performance. 

  



 

 

 

  55 

 

 

The road network proposed for the site is reflective of the broader Precinct and 

incorporates the following:  

• Extension of the east-west sub-arterial road along the southern edge of the Precinct 
(Maryland Link Road). 

• Primary Local Roads which provide connections to higher order roadways, and also 
act as a central road link to the Precinct to the east. 

• Local Streets which provide lower order roads for neighbourhood areas, 
encouraging low speed traffic environments. 

• Edge roads which are situated along open space areas and riparian corridors to 
provide activity and surveillance and to take advantage of the amenity that these 
areas will provide. They also serve as providing setbacks for bushfire (APZs).  

• Service roads, which are detailed in the draft DCP, are required along sub-arterial 
roads so as to avoid houses and fences backing onto these higher order roads.  

 

2.9.2 Public Transport  

The subject land is well serviced by proposed bus capable roadways and planned bus 

networks within the Precinct. 

The proposed extension of the road network incorporates a bus-capable sub-arterial road 

to directly access the surrounding higher order road network, as well as key destinations 

such as the local centre.  

The subject land holding is also situated within walking distance of the planned north-

south sub-arterial road bus route within the western portion of the Precinct. 

Road sections will adopt the draft Lowes Creek Maryland Precinct DCP provisions which 

will appropriately accommodate future public transport needs.  

 

2.9.3 Pedestrian and Cycle Network  

Consistent with the exhibited Precinct Planning outcomes, all roadways within the subject 

land will provide for on or off-road cycle lanes and/or pedestrian/shared paths. 

Pedestrian and cycleway links area proposed to connect with planned links to major open 

space facilities and the Local Centre within the broader Precinct as shown in Figure 14. 
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2.9.4 Future Pedestrian and Cycle Networks  

As outlined in the Discussion Paper, The Northern Road upgrade includes a 3m wide 

shared path along its length. A direct connection has been provided along the sub-arterial 

roadway from the subject land to The Northern Road.  

An additional central off-road pathway will provide connectivity to the heart of the 

Maryland Precinct and Local Centre to the east.. 
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Figure 17: Proposed Amended Transport Network 
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2.10 Essential Infrastructure Provision 

To inform this submission and preparation of the amended ILP, Northrop Engineering 

have prepared a detailed Infrastructure and Servicing Review. 

This review has demonstrated that the subject land holding is able to be serviced via 

minor extension / augmentation of the planned arrangements for the Lowes Creek 

Maryland Precinct. 

Furthermore, the extension of services to the site will reduce the per lot infrastructure cost 

of base load trunk infrastructure servicing. 

Stockland are committed to the delivery of site services at no additional cost to 

Government. 

It is acknowledged that the provision of infrastructure for the Precinct involves 

coordination at a State and local level and may require a draft Voluntary Planning 

Agreement for the subject land and Precinct which will address contributions for the 

provision of State infrastructure.  

A summary of the proposed servicing arrangements for the subject land are summarised 

below, and shown in Figure 18 on the following page. 

Sewer 

Sydney Water servicing plans indicate that local area upgrades are anticipated to 

commence in 2019/2020 and will include delivery of major trunk sewer. 

A major sewer trunk carrier is proposed to be delivered along the Lowes Creek edge, 

which acts as a natural gravity drainage point for the Precinct. 

Sewer for the subject land holding is able to be delivered as a gravity fed line which 

connects to the proposed Lowes Creek Trunk carrier. 

The proposed trunk carrier has sufficient capacity to accommodate the development of 

the site (approximately 580 dwellings).  
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Figure 18: Indicative Sewer Strategy 
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Water 

Sydney Water servicing plans indicate that local area upgrades will include delivery of 

major Water Main and planned reservoirs within the locality. 

Northrop have advised that the subject land holding can be serviced either through an 

extension of the planned water services proposed for the Lowes Creek Maryland Precinct, 

and there is sufficient capacity to service the development of the site. 

 

Figure 19: Indicative Water Strategy 
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Electrical 

It is anticipated that two High Voltage feeders will likely be required to service the site. The 

HV feeders will be connected to the planned network to be delivered as part of the 

broader Precinct. 

The Precinct Discussion Paper notes that Endeavour Energy have confirmed a new 

substation is required for ultimate servicing and is planned to be located within the 

Precinct.  

Ultimately the site is able to be connected to the future zone substation. The proposed 

new substation will have sufficient capacity to accommodate the development of the site 

(approximately 580 dwellings).  

 

Figure 20: Indicative Electrical Strategy 
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Gas 

At present, there are no gas services available to the site or within the adjacent land 

areas. 

Provision of gas supply infrastructure will be coordinated with relevant authorities / 

providers and will likely incorporate upgrades / main services along The Northern Road. 

 

Figure 21: Indicative Gas Strategy 
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2.11 Land Capability 

To inform this site review and submission, Dougal Partners have completed a preliminary 

site Environmental Assessment (Refer Appendix 7) which is discussed below. 

 

2.11.1 Geotechnical  

The Lowes Creek Maryland Discussion Paper confirms that in terms of geotechnical 

capability, most of the Precinct is suitable for residential development.  

The Discussion Paper notes that: 

Investigations into geotechnical, salinity and contamination conditions within the Precinct 

have concluded that the land is suitable for urban development subject to the application 

of recommended investigative and mitigation strategies. These are outlined in the draft 

DCP Schedule.  

The Discussion Paper and detailed report identify two existing areas of steep topography, 

classified as areas where grades exceed 20%. 

There are no areas within the subject site where site gradients exceed 20%. There is an 

area of steeper sloping land (greater than 15%) along a localised ridgeline on the south 

edge of the land holding. 

The location and nature of the topography will allow the ridge to be modified to reduce 

grades to less than 15%. 

Consistent with the balance of the Precinct, engineering and management practices 

applicable to erosion control will be implemented to address flood hazard and localised 

water logging along Lowes Creek and its gullies.  

 

2.11.2 Salinity  

The findings of the site investigation indicate that moderately saline / aggressive soils are 

present at the site, with potentially high saline soils immediately north of Lowes Creek. 

The report recommends that a Salinity Management Plan (SMP) be prepared for the site 

to inform construction requirements. An SMP is typically prepared as part of a DA 

process. 

This is consistent with salinity conditions across the Precinct which range from non-saline 

to very saline, with the saline conditions concentrated towards low lying areas.  

As noted in the Discussion Paper, the salinity conditions in the Precinct are not expected 

to be a significant impediment to development.  

There are appropriate requirements in the Camden Growth Centres DCP to address 

salinity. 
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2.11.3 Contamination  

The Environmental Assessment prepared by Douglas Partners identified seven Potential 

Areas of Environmental Concern (PAECs) which will require further detailed investigation. 

The report notes that these areas are commonly found across agricultural and rural 

residential land uses within the region. 

These include waste stockpiles, areas of fill, existing structures, market garden / 

agricultural areas and timber power poles. 

Further detailed site investigations are able to be undertaken to determine whether these 

PAECs require remediation.  

This is consistent with the contamination investigations and findings for the balance of the 

Precinct.  

As stated in the Discussion Paper: 

Whilst the potential contamination risk in these areas is considered to be low to medium, 

further investigations required within the draft DCP Schedule will confirm any further 

risks or actions required in these areas, or to determine the appropriate remediation 

requirements to render the areas suitable for future development.  

This approach is able to be adopted for the subject land holding. 
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2.12 Bushfire 

Eco Logical Australia were engaged to provide a desktop bushfire assessment based on 

the residential outcomes proposed under the draft ILP which forms part of this 

submission. 

The report provides a bushfire assessment of the subject land in relation residential 

rezoning in accordance with the requirements of the NSW Rural Fire Service ‘Planning for 

Bush fire Protection Guidelines 2006’ (NSW RFS 2006). 

The ‘predominant vegetation’ influencing fire behaviour approaching and within the 

subject land has been assessed in accordance with PBP. Vegetation hazards affecting 

the subject land have been identified by utilising vegetation mapping by the Office of 

Environment and Heritage (2013). 

Using the vegetation and slope data discussed in Section 2, APZs based on PBP (2006) 

specifications have been calculated based on a worst-case hazard scenario. 

The minimum commended APZs for the development area shown in Figure 19 below and 

are generally as follows: 

APZs of 15m to 25m along the southern edge of the Lowes Creek Riparian corridor. 

APZs of 15m along the eastern edge of the Lowes Creek Tributary. 

The proposed ILP accommodates the APZ areas are within open space, road reserve and 

lot frontages, consistent with the outcomes proposed in the Precinct plan Report. 

The APZ widths are consistent with those adopted in the draft DCP Figure 8. 

Extension of the precinct and rezoning of the site will provide positive benefits through 

removing the 10m APZ currently required along the western edge of the Lowes Creek and 

Maryland Precinct area. 
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Figure 22: Recommended APZs 
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Figure 23: Proposed Amended DCP APZ Plan 
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2.13 Odour 

A detailed Odour Impact Assessment (Level 3) was prepared for the Precinct and 

surrounding locality by SLR Consulting Australia. 

The study identified two odour-generating sources within proximity to the Precinct. Both of 

the sources are located to the west/south-west of the Precinct and the subject land 

holding. 

The odour sources are a broiler farm at 18 Coates Park Road, Cobbitty and a compost 

farm located to the west of the subject land holding. 

The broiler farm does not impact on the land holding or the broader Precinct. 

The compost farm is licensed to receive fresh green waste and undertake maturation of 

green waste and storage of the final compost product.  

As stated in the Discussion Paper: The composting activities result in odour 

emissions which affect a small portion of land in the western section of the 

Precinct.  

The Odour Impact Assessment of Precinct Discussion Paper recommend a performance 

goal of 7 odour units (ou) detection. This is noted as being the level below which 

“offensive” odours should not occur (for an individual with a ‘standard sensitivity’ to 

odours).  

We raise no objection to adoption of the 7 ou contour line as the initial limit for 

development of the site, as prescribed for the balance of the Precinct. 

As part of this submission, Airlabs have prepared a more detailed odour study relating to 

the subject site and the odour sources within the locality. 

The modelling results have been mapped by SLR, and indicate that odour impacts are not 

as substantial as those mapped under the Lowes Creek Maryland study.  

Figure 21 shows a comparison of the odour unit mapping between the Lowes Creek study 

and the Airlabs study as follows: 

• Concentration isopleths of 2 ou, 3 ou and 7 ou are presented below. Red = 2 ou, 
Cyan = 3 ou and White = 7 ou. 

• Airlabs contours are presented as dashed lines, whereas the SLR contours are 
shown as solid lines. 

This mapping demonstrates that no residential land within the subject site or Lowes Creek 

Maryland is impacted by the 7 ou contour. This is a positive outcome for the broader 

precinct. 

This submission seeks to implement the same odour standards and planning outcomes 

adopted for the Lowes Creek Maryland study area which adopt the 7 ou contour line as 

the initial limit for residential development. 
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Mitigation measures to reduce the odour nuisance impacts are included in the draft DCP 

and will adequately ameliorate any odour impacts on the land holding. 

These recommendations will be adopted for the subject land and include: 

• Further investigations should be undertaken at the time of development of these 
western areas to confirm the results of the modelling study.  

• Any affected properties should be advised of the potential odour-affection.  

 

Figure 24: Odour Mapping 
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2.14 Noise 

A detailed acoustic assessment has been prepared for the Precinct by SLR. 

The report identifies that the predominant existing noise impacts are in the eastern section 

of the Precinct as a result of road traffic noise associated with The Northern Road. 

Noise impacts from The Northern Road do not impact on the subject land holding. 

The acoustic report also assesses and maps internal road noise within the Precinct relate 

to sub-arterial roadways and collector roads. 

The sub-arterial roadway which is proposed to be extended along the southern boundary 

under the amended ILP will result in noise impacts for adjacent dwellings, as mapped for 

the balance of the Precinct. 

Figure 10 of the draft Development Contribution Plan (DCP), shown on the following page, 

maps expected noise contours for internal roadways. 

The draft DCP and existing Camden Growth Centre DCP incorporate controls to address 

traffic noise from roadways. Traffic noise is also addressed under the NSW Road Noise 

Policy 201 (Department of Environment & Climate Change). 

This submission adopts the preferred ILP layout and DCP controls to address road noise 

in a consistent manner with the balance of the Precinct.  

The ILP provides for internal roadways along the sub-arterial road to provide dwellings a 

street address. This allow the front façade of the dwellings to function as a noise barrier 

for the development to the rear. This is consistent with Figure 2-1 of the Camden DCP. 

We note that the land to the north of the sub-arterial roadway rises to a small localised 

ridgeline which will provide acoustic screening for the balance of the site. No noise walls 

are anticipated. 

As described in the Discussion Paper, principles for the design of residential dwellings 

affected by noise will include: 

• Residential properties are to be designed so that less sensitive internal uses (e.g. 
garages, laundry, kitchen) adjoin the source of road traffic, and living and sleeping 
areas are located away from noise sources.  

• Construction techniques and façade treatment including upgraded glazing for 
windows and doors, provision of winter gardens, fixed windows and mechanical 
ventilation.  

The acoustic report and Discussion Paper acknowledge that the area is situated near both 

the existing Camden Airport to the south-west and Western Sydney Airport to the north-

east. 

The Precinct, inclusive of the subject land holding, is situated outside of the 20 ANEC 

noise contours for both airports. As such, no noise mitigation or acoustic measures will be 

required. 
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Figure 25: Draft DCP Noise Affectation Plan 
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PART 3 – PROPOSED GROWTH CENTRES SEPP 

AMENDMENTS AND RELATIONSHIP WITH RELEVANT 

LEGISLATION AND POLICIES 

3.1 Proposed amendments to State Environmental Planning Policy 
(Sydney Region Growth Centres) 2006 

The Discussion Paper and associated documents outline the proposed amendments to 

the Growth Centres SEPP is to rezone the precinct for residential, business, open space, 

community and infrastructure purposes.  

Included in Appendix 1 of this submission are draft amended SEPP Maps which 

correspond with the proposed ILP. 

The proposed outcomes are consistent with the proposed zoning outcomes for the 

balance of the Precinct. 

In this regard, it is considered that the Discussion Paper adequately addresses Section 

3.30 of the Environmental Planning and Assessment Act 1979 to explain the intended 

effect of the proposed amendments to the Growth Centres SEPP pertaining to the subject 

land.  

 

3.2 Consistency with the Greater Sydney Region Plan and Western City 
District Plan 

A Metropolis of Three Cities: A Greater Sydney Region Plan, released in March 2018 by 

the Greater Sydney Commission. 

The Plan establishes a broad vision for Sydney’s future, as a metropolis of three cities, 

incorporating the Western Parkland City, the Central River City and the Eastern Harbour 

City. 

Access to housing, jobs, infrastructure and services and the goal of achieving a “30-

miniute city” are core values of the plan for the future Sydney.  

The Precinct Planning Discussion Paper states that: 

One of the biggest challenges to achieving this Plan is how to best provide the 

725,000 new homes and the new jobs, services and facilities needed for the 

forecasted 1.7 million new residents by 2036.  

A minimum of 36,250 new homes are required every year across the 

metropolitan region to meet this target. A key direction of the Region Plan is the 

coordinated delivery of infrastructure that align with forecast growth, and well 

planned greenfield precincts.  
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Extension of the Lowes Creek Maryland Precinct to accommodate the subject land 

holding will further contribute to the supply of well situated housing needed to support 

future communities. 

 

3.2.1 Western City District Plan  

The Western City District Plan were finalised by the Greater Sydney Commission in March 

2018. 

The plan outlines a broad land use vision for Western Parkland City, which the Lowes 

Creek Maryland Precinct forms part of. 

As noted in the Precinct Planning Discussion Paper the greatest increase in population in 

the Western City District is expected in Camden LGA, mostly within the South West 

Growth Area.  

The Western City District Plan incorporates a range of Planning Priorities for the region 

addressing areas including Infrastructure and Collaboration, Liveability, Productivity, 

Sustainability and Implementation. 

The extension of the Precinct Boundary is consistent with the priorities of the Western City 

District Plan as follows: 

Planning Priority W1 - Planning for a city supported by infrastructure 

The subject land holding and the broader Precinct are well serviced and supported by both 

existing and planned major infrastructure. 

Major planned infrastructure include: 

• Work has commenced on the Western Sydney Airport and Aerotropolis City 
situated 10km north of the land holding. 

• Transport for NSW have released the preferred corridor for the M9 Outer 
Sydney Orbital in March 2018. north – south motorway and freight rail corridor 
for Western Sydney, to link the Hills with the Macarthur region. The corridor is 
only 1km to the west of the site. 

• The RMS is upgrading The Northern Road between Narellan and South Penrith 
to a six to eight lane divided road. 

• Transport for NSW released a preferred alignment and corridor for the north-
south rail link between Campbelltown and St Marys. The corridor is only 2.5km 
to the east of the site. 

This submission has also demonstrated that residential development can be delivered 

through minor extension / augmentation of existing planned services. 
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Planning Priority W3 - Providing services and social infrastructure to meet people’s 

changing needs  

The site ILP demonstrates provision open space and recreation facilities which exceed the 

required provision rates. 

Furthermore, this submission has demonstrated that inclusion of the land holding will not 

result in the need for any additional social infrastructure based on the specified threshold 

criteria. 

Key facilities planned for the Precinct Include: 

• A combined public primary school (2ha) and high school (4ha) on a single site;  

• A community facility on a 0.94ha site; 

• 6 double playing fields are proposed within the Precinct; 

• Inclusive of the land holding, a total of 23 local parks are proposed:  

• A network of pedestrian and cycle paths connecting to key destinations and 
along riparian corridors.  

 

Planning Priority W5 - Providing housing supply, choice and affordability with access 

to jobs, services and public transport 

Access to housing, jobs, infrastructure and services is based on the goal of achieving a “30-

miniute city”.  

Destinations and employment centres accessible within a 30-minute travel time from the site 

include: 

• Western Sydney Airport / Aerotropolis; 

• Leppington Town Centre;  

• Oran Park Town Centre; 

• Narellan Town Centre. 

Delivery of residential housing on the subject land holding is therefore consistent with this 

priority. 
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Planning Priority W6 Creating and renewing great places and local centres, and 

respecting the District’s heritage 

This submission has demonstrated that rezoning of the subject land holding will have no 

impact on any items of European Heritage, relevant view lines or curtilages. 

There are also no identified items of Aboriginal Heritage within the land holding. 

The Lowes Creek Maryland Precinct Plan includes measures for the protection and re-use of 

existing heritage items. 

 

Planning Priority W11 - Growing investment, business opportunities and jobs in 

strategic centres 

A Retail and Economic Analysis was prepared for the Lowes Creek Maryland Precinct by 

Deep End Services. The retail and employment needs analysis have taken into consideration 

both the demand for retail and employment services from the rezoning, and the broader 

Precinct. 

Consistent with the recommendations of the report, the draft ILP includes the following retail 

floorspace:  

• 20,000m2 GFA for retail purposes within the local centre;  

• 4,000m2 GFA of highway services fronting The Northern Road;  

• 2 x 2,000m2 GFA (total 4,000m2GFA) within two mixed use areas straddling the 
entrance collector road directly off The Northern Road;  

• 5,000m2 GFA for bulky goods uses.  

This submission is supportive of the Maryland Local Centre and retail facilities proposed 

under the Precinct Plan and has demonstrated that the increase in patronage associated 

with rezoning the subject land will result in the following positive benefits: 

• Additional residents / patronage and retail spending capacity to support the 
economic viability and sustainability of the planned retail centres; and 

• Provision of additional residential housing and market to the west will support 
earlier delivery of the Local Centre than otherwise may be viable. 
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Planning Priority W12 - Protecting and improving the health and enjoyment of the 

District’s waterways 

And  

Planning Priority W14 - Protecting and enhancing bushland and biodiversity 

Support for the rezoning of the land holding will enable protection and revegetation of the 

upper reaches of Lowes Creek. 

The Lowes Creek Corridor will be retained and enhanced as follows: 

• Retention and revegetation of the natural watercourse along the northern edge 
of the land holding; 

• Extension of the Precinct as proposed will ensure the upper reach of Lowes 
Creek is revegetated, protected and maintained. Currently the upper reach is 
proposed to be maintained as rural land; 

• Removal of an existing farm dam and delivery of a natural watercourse for part 
of the Lowes Creek tributary along the north-western boundary; 

• Provision of open space interface along the edge of the corridor; 

• Delivery of stormwater and water quality basins to manage water quality and 
velocities entering Lowes Creek. 

As a result, endorsement of the Lowes Creek Maryland Precinct as proposed in this 

submission will deliver enhanced environmental outcomes. 

Provision of water quality facilities (gross pollutant traps and bioretention areas) has been 

accommodated in land identified for drainage purposes on the draft amended ILP and will 

include bioretention areas, within some of the proposed sporting fields, and within open 

space areas adjacent to riparian corridors.  

Delivery of the identified Water Quality Facilities will ensure compliance with all relevant 

water quality targets. 

 

Extension of the Precinct to include the land holding is therefore consistent with these 

priorities. 

 

Planning Priority W15 - Increasing urban tree canopy cover and delivering Green Grid 

connections 

Significant commitment to street tree plantings within the subject land holding will enhance 

urban tree canopy cover and deliver Green Grid connections both within the Broader 

Precinct and the surrounding locality. 

Formal reservation of land for open space and drainage which will be landscaped and 

enhanced with significant landscaping/tree planting. 
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Planning Priority W17 - Better managing rural areas  

The Metropolitan Rural Areas are broadly identified under the Plan and are described as 

rural areas which: 

contribute to habitat and biodiversity, support productive agriculture, provide mineral 

and energy resources, and sustain local rural towns and villages.  

Key issues for the land as a rural landholding are discussed below: 

Habitat & Biodiversity 

Retention of the land as a rural site will have a detrimental effect on habitat and 

biodiversity. 

Zoning and protection of vegetation within the Lowes Creek corridor will protect 

existing areas of habitat and biodiversity. 

This submission demonstrates that extension of the Precinct and rezoning of the land 

will have a greater ability to protect and enhance habitat and biodiversity within the site 

and surrounding lands due to formal land use zoning and transfer of 

ownership/management to Camden Council. 

 

Support Productive Agriculture 

Retention of the land as a rural site will not support productive agriculture. 

The land has minimal opportunity for productive / intensive agriculture. Agricultural land 

uses typically only occupy approximately 30% of the land holding due to topographical 

and soil quality constraints. 

Further, the rezoning of the broader Lowes Creek Maryland Precinct will significantly 

restrict agricultural capability. 

As the sites only access will be through the LCM Precinct, the adjacent rezoning of 

land will create land use conflicts and further reduce the sites ability to support 

productive agriculture. 

 

The land is not able to support productive agricultural enterprises. 

 

Provide mineral and energy resources  

The land does not contain any identified mineral or energy resources. 
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Sustain local rural towns and villages  

The land holding is not situated within proximity to any local rural towns or villages. 

 

Therefore, it is not appropriate to retain the land as part of the Metropolitan Rural Land. 

Extension of the Precinct to include the land holding is appropriate. 

This is consistent with the Outer Sydney Orbital Transport Corridor draft Strategic 

Environmental Assessment released by the NSW Government in 2018 which recommended 

the future M9 Orbital corridor to the west of the site delineate rural uses and growth areas, 

which align with the expectations by the Greater Sydney Commission to define the Rural 

Metropolitan Areas in this part of western Sydney. 

 

Planning Priority W18 - Delivering high quality open space 

This submission demonstrates that the urban design outcome and open space provision for 

the subject land holding exceeds the Growth Centres Development Code standard, with a 

total of 5.62 ha. 

Open space areas incorporate a range of high quality active and passive spaces including 

local parklands, pocket parks, riparian edge open space and dual use basin areas consistent 

with the open space outcomes across the Precinct. 

Extension of the Precinct to include the land holding is therefore consistent with this priority. 

 

3.3 State Environmental Planning Policy (Sydney Region Growth 
Centres) 2006 and South West Growth Centres Structure Plan 

(Sydney Region Growth Centres) 2006 (Growth Centres SEPP) are to coordinate the 

release of land for residential, employment and other urban development within greenfield 

growth areas following a comprehensive planning process.  

This submission has demonstrated that the subject land is able to be rezoned as a 

seamless and contiguous part of the Lowes Creek Maryland Precinct, to deliver a vibrant, 

sustainable and liveable neighbourhood. 

The South West Growth Centre Structure Plan was prepared in 2006, and is now 

outdated in relation to land use and infrastructure planning in the Growth Centre. 

As noted in the Discussion Paper, the Department preparing a Land Use and 

Infrastructure Plan which will replace the South West Growth Area Structure Plan. 

This will be informed by updated Growth Area-wide studies relating to biodiversity and 

riparian corridors, water cycle management, retail and employment, open space and 

social infrastructure, and transport. 
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This submission provides a detailed assessment of the relevant matters currently being  

investigated in the preparation of the LUIIP, and demonstrates that there are no 

environmental matters which would prevent rezoning of the land. 

Inclusion of the land within the rezoning of the Lowes Creek Maryland Precinct is able to 

be ratified under the LUIIP when released. 

 

3.4 Growth Centres Development Codes  

The Growth Centres Development Code was released in October 2006 to guide the 

precinct planning process.  

As noted in the Discussion Paper, the Development Code contains precinct development 

parameters, guidelines for the preparation of an ILP, including an environmental analysis 

of a Precinct and an urban form analysis for development of a Precinct.  

The ILP prepared and the subject land and associated repots have been prepared in a 

manner which is consistent with the Development Code. 

 

3.5 Future Transport 2056 

Future Transport 2056 (2018) provides an update of NSW’s Long-Term Transport Master 

Plan.  

The strategy identifies a number of major road upgrades and planning for future motorway 

corridors within the local region. 

The inclusion of the land holding in the rezoning of the Precinct is consistent with this 

strategy in that it maximises users / population which will be able to access new planned 

infrastructure and increase the number of residents living within a 30 minute travel time of 

the Western Parkland City / Aerotropolis. 

 

3.6 State Environmental Planning Policy No. 55 – Remediation of Land 

The Discussion Paper released specifically addresses the requirements of State 

Environment Planning Policy No. 55 – Remediation of Land  SEPP 55 requires 

consideration of contamination and the future suitability of future land uses when rezoning 

land and in determining Development Applications (DA).  
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The Discussion Paper notes that Managing Land Contamination – Planning Guidelines 

(Department of Urban Affairs and Planning and NSW Environment Protection Authority 

1998) provides guidance on the level of assessment for large rezoning’s as follows:  

“Rezoning’s that cover a large area…usually describe proposed land uses very 

generally both in type and location. This makes it difficult for a planning authority to be 

satisfied that every part of the land is suitable for the proposed use(s) in terms of 

contamination at the rezoning stage. In these cases, the rezoning should be allowed 

to proceed, provided measures are in place to ensure that the potential for 

contamination and the suitability of the land for any proposed use are assessed once 

detailed proposals are made.” 

 

The preliminary site investigation undertaken by Douglas Partners adequately addresses 

SEPP 55 in relation to Precinct Planning and rezoning of the subject land and concludes 

that there are no impediments to the proposed residential use in terms of contamination. 

 

3.7 State Regional Environmental Plan No. 20 – Hawkesbury-Nepean 
River (no 2 – 1997) 

State Regional Environmental Plan No 20 – Hawkesbury-Nepean River seeks to protect 

the environment of the Hawkesbury-Nepean river system.  

The ILP and associated site investigations have considered the heads of considerations 

under this deemed SEPP. 

The provision of water quality and stormwater detention measures will ensure relevant 

water quality targets are achieved and there is no impact in the Hawkesbury / Nepean 

catchment. 

The proposed rezoning is consistent with this deemed SEPP 

 

3.8 Biodiversity Certification for the Sydney Growth Areas 

The subject land is not currently situated within the mapped South West Growth Centre 

boundary. 

Notwithstanding, it is considered that the proposed draft ILP for the subject land and 

extension of the Precinct as sought is consistent with the conditions of the Biodiversity 

Certification Order 2007 and the Commonwealth Strategic Assessment Program 2012 

under the EPBC Act. 

Extension of the Precinct Boundary and rezoning of the land will facilitate planning 

provisions which protect areas of remnant native vegetation.  

A total of approximately 3 ha of additional vegetation will be protected under this proposal. 
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This will contribute further to the retention of the required 2,000 ha of environmental lands 

across the Growth Areas. 

 

3.9 Camden Local Environmental Plan 2010 

Consistent with the Discussion Paper, rezoning of the subject land will remove current 

planning controls under the Camden LEP.  

 

3.10 Developer contributions 

3.10.1 Existing and Proposed SIC  

A Special Infrastructure Contribution (SIC) Plan was established for the Growth Areas of A 

Special Infrastructure Contribution (SIC) Plan was established for the Growth Areas of 

Western Sydney which provides funding for regional infrastructure. 

Inclusion of the subject land within the Precinct will enable SIC contributions to assist with 

infrastructure funding. 

 

3.10.2 Local Contributions  

Camden Council are in the process of preparing a local contribution pan for the Precinct 

which will fund open space, drainage, community facilities and the like. 

The Precinct Discussion paper notes that the contributions amount is expected to exceed 

$30,000 per lot and therefore the Independent Pricing and Regulatory Tribunal will be 

required to review any plan.  

The inclusion of an additional 580 dwellings does not result in an increase in any provision 

thresholds for local infrastructure provision. No additional community infrastructure would 

be required other than the additional drainage and open space facilities propped within the 

landholding under the ILP. 

As such, the inclusion of the proposal will assist in reducing the per lot contribution rate by 

increasing the number of dwellings able to be levied. 

This will provide positive benefits to the local community, reducing housing costs and 

enhancing affordability. 
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SITE PLANNING OPTIONS 

Long term land use planning for the site should take into consideration all aspects of the 

site conditions, land use planning surrounding the subject land and delivery of 

infrastructure within the locality. 

In this context there are three land use planning outcomes for the subject land which are 

as follows: 

1. Do Nothing – Retain the current Rural Zoning. 

2. Extension of the Lowes Creek Precinct to include the land holding as proposed. 

3. Identify the land holding as part of an Investigation Area. 

These options are discussed below. Based on this review, extension of the Precinct 

Boundary and rezoning of the land as proposed in this submission is the most logical long 

term land use planning outcome. 

 

1. Do Nothing – Retain the current Rural Zoning 

Under the “Do Nothing” scenario, the current rural zoning and lot size provision 
would be retained. 

As discussed in this submission, retention of the land for rural use will have a 
detrimental effect on habitat and biodiversity. 

Extension of the Precinct and rezoning of the land will have a greater ability to 
protect and enhance habitat and biodiversity within the site and surrounding lands. 

Retention of the land as a rural site will not support productive agriculture, rather 
the rezoning of the broader Lowes Creek Maryland Precinct will significantly 
restrict agricultural capability. 

Rezoning of the adjoining land for residential housing creates land use conflict 
and severely restricts the type of agricultural land uses which may be permissible. 

Rezoning of the broader Precinct for residential housing will create an isolated 
rural parcel, which relies on vehicle access through residential neighbourhoods 
for farm machinery, stock movements and crop transport. 

 

The “Do Nothing” scenario is considered a poor land use planning outcome which 
creates land use conflict and severely impacts the already limited agricultural 
capability of the land holding. 
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Figure 26: “Do Nothing” Scenario 
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2. Extension of the Lowes Creek Precinct to include the land holding as 
proposed 

This submission, associated site investigations and ILP demonstrate that the land 
holding can be rezoned to form part of a seamless and logical extension of the 
Lowes Creek Maryland Precinct. 

Inclusion of the land holding will maximise economic efficiency of planned local 
infrastructure and major infrastructure provision in the region. 

There are no constraints to the site being used for residential land use that cannot 
readily be accommodated in the planning for the site (i.e. no heritage, no 
contamination, no noise). 

Rezoning of the land also removes constraints on the existing Precinct such as 
the 10m APZ, and removes land use conflict between rural and uses and planned 
residential housing and secures protection of riparian corridors and vegetation 
within Lowes Creek. 

The site (and surrounds) have been identified as a logical inclusion within the 
urban growth area, utilising the M9 Orbital to the west as the growth boundary. 

It is logical and timely to include the site into the adjoining Precinct planning now 
as there are many design and land use synergies and this avoids the need for a 
secondary rezoning process. 

Furthermore, the existing bushland along the western boundary provides a clear 
long term edge to the residential urban growth boundary. 

Extension of the Precinct and rezoning of the land is a logical land use outcome, 
which provides new, affordable housing opportunities, in an area which is highly 
accessible to local employment and service centres. 

 

This submission demonstrates that rezoning of the land as proposed is the most 
appropriate long term land use planning outcome. 
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Figure 27: Extension of Precinct 
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3. Identify the land holding as part of an Investigation Area 

The subject land holding and surrounding land area could be identified as a 
“Growth Investigation Area” within the South West Growth Centre as part of 
adoption of  the Lowes Creek Maryland Precinct. 

This is consistent with recently released strategic planning documents including 
the Outer Sydney Orbital Transport Corridor draft Strategic Environmental 
Assessment released by the NSW Government in 2018. 

The strategic assessment stated that the M9 Orbital Corridor, which is situated to 
the west of the landholding would: 

• Provide the opportunity to install a notional and strategic boundary to the 
western edges of the South West Growth Area and the Badgerys Creek 
Aerotropolis site, while providing more immediate connections between 
these two key development areas. 

• The recommended corridor will also delineate and separate important rural 
uses and the southern growth areas, which align with the expectations by 
the Greater Sydney Commission to define the Rural Metropolitan Areas in 
this part of western Sydney. 

• Serve as a western-most boundary to the urbanised areas of southwestern 
Sydney, which may help to separate and protect the rural character of the 
villages of Mulgoa, Wallacia and Cobbitty. 

 

The identification of a “Growth Investigation Area” between the M9 Orbital Corridor 
and the existing western edge of the Growth Centre would enable progression of 
a site specific rezoning. 
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Figure 28: Investigation Area 

 

  



 

 

 

  88 

 

 

FINAL COMMENT 

This submission and the associated detailed site investigations demonstrate that the land 

holding is suitable for rezoning as: 

• The land area is situated within the natural Lowes Creek Maryland topographical 
catchment; 

• The revised Indicative Layout Plan demonstrates how the land holding can be 
delivered as part of a seamless extension to the Loews Creek Maryland community; 

• Servicing of the land holding can be achieved through a logical extension of the 
existing proposed services at no cost to government; 

• There are no significant environmental or biodiversity constraints; 

• Inclusion of the land holding as part of the Lowes Creek Maryland Precinct will 
reduce the per lot infrastructure and contribution rates across the Precinct 
enhancing housing affordability. 

Extension of the Precinct and rezoning of the land is a logical land use outcome, which 

provides new, affordable housing opportunities, in an area which is highly accessible to 

local employment and service centres. 

This is consistent with the Outer Sydney Orbital Transport Corridor draft Strategic 

Environmental Assessment released by the NSW Government in 2018 which 

recommended the future M9 Orbital corridor to the west of the site delineate rural uses 

and growth areas, which align with the expectations by the Greater Sydney Commission 

to define the Rural Metropolitan Areas in this part of western Sydney. 

 

The detailed site investigations and master planning undertaken are consistent with the 

requirements for Precinct planning, and are consistent with the outcomes adopted for the 

balance of the Precinct. 

As also noted, maintaining a rural land use zoning over the subject land (the “do nothing” 

approach) is not appropriate as a long term land use planning outcome, and will only 

create significant land use conflict. Rezoning of the balance of the Precinct significantly 

and irreversibly restricts the agricultural capability of the land. 

Given the suitability of the site, we request that the land be rezoned as part of the Lowes 

Creek Maryland Precinct as outlined in this submission. 

 

 



 

 

 

 

 

APPENDIX 1 

Proposed SEPP Maps 
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APPENDIX 2 

Ecological & Riparian Review 

  



 

 

 

 

 

APPENDIX 3 

Bushfire Review 

  



 

 

 

 

 

APPENDIX 4 

Heritage Review 

  



 

 

 

 

 

APPENDIX 5 

Infrastructure Review 

 

  



 

 

 

 

 

APPENDIX 6 

Odour Review 

 

  



 

 

 

 

 

APPENDIX 7 

Environmental Site Assessment 
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