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Subrission on the Agriculture and Agribusiness Precinct
Western Sydney Aerotropalis Stage 1 Land Use and infrastructure lmplementation Plan

1. INTRODUCTION

1.1.

1.2,

1.3,

1.4.

1.5.

1.6,

1.7.

1.8.

This submission has been prepared by lcon Design Studio Pty Ltd on behalf of

SR, (o owners of MGG

The submission is in response to the proposed Agriculture & Agribusiness
zoning of their property as detailed in the Western Sydney Aerotropolis Stage 1
Land Use and Infrastructure Implementation Plan.

The owner's instructions were to prepare a submission that represented not
only their property but that also included the many other similar properties
located in the south western corner of the Western Sydhey Aerotropolis.

This submission describes the subject area, the surrounding area, together with
the proposed zoning and the implications of that zoning on the area.

The submission also provides reasons why the subject area is not compatible
with the Agriculture and Agribusiness Precinct as it is significantly different to
the other properties in the proposed precinct.

The submission provides possible outcomes if Southern Bringelly remains part of
the Agriculture and Agribusiness Precinct.

An assessment of the proposed alternative land uses for the subject area does
not identify any unreasonable adverse impacts on adjoining existing and future
fand uses proposed in the plan.

As a result of that assessment it is concluded that the subject area is
incompatible with the Agriculture and Agribusiness Precinct and would be better
suited to the land uses and objectives of the Aerotropolis Core and Northern
Gateway precincts.
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2 LAND REFERRED 10 IN THlS SUBM]SSION SOUTH ERN BRINGELLY AREA (SBA)

| '_.2-1.__

-The subject areals a tnanguiar shaped portlon of the Western Sydney
:Aerotropolls ]ocated in the Agrrculture and Agnbusmess Precinct, more
: 'specn‘lcally in the most south western: corner of the proposed alrport site. The

. Southern Brmgel!y Area |s bounded by. The Northern Road to the east,

' Greendale Road to the south and the propertles on both 5|des of Dyer Road

-The subject area consu;ts of numerous 5 acre and 10 acre propertles

:'The subject area has approxrmately 260 andl\ndual Iandowners

_The sub}ect area wrli be referred toin thrs submlssmn as the Southern Brmgelly
| .-_'-_'-_'Area (SBA) | [ AR e - R

: -.Grﬁmuﬁpé Ha o : BAR @

Map Showing the area referred to in this submission
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Shicd Fisvibli Exnptaiment &
i Lm0

Map Showing the area referred to in this submission and its location within the
Aerotropolis Structure Plan

3. THE WESTERN SYDNEY AEROTROPOLIS STAGE 1 LAND USE AND INFRASTRUCTURE
IMPLEMENTATION PLAN

3.1. According to the Structure Plan prepared for the Western Sydney Aerotropolis,
the area referred to in this submission is proposed to be zoned Agriculture and
Agribusiness and is one of 9 initial precincts proposed for the Aerotropolis
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3. 2 Western Sydney Aerotropolis Stage 1 Land Use and Infrastructure .
o lm plementataon Plan states: . g '
"A feasibility studly. by the Department of anary lndustries under the C:ty Deal will
consider the size and Iocation of a potential agri-port for the Western 5 ydney
_Aerotropa!;s. The outcomes.of this study. wiH be adopted in precinct planning work. The
3agri—port will prowde for the movement: and storage of agricultura! commaodities and
“should: be connected to. the commercial entrance of the arrport Key issues to be
;addressed In‘the: Jocation of the agri~port wiH !nclude its abmty to gceess: the Alrport,
‘connect to WSA Co.’ s. { Western Sydney A.rrport Corporatron} business planning and the
'ab:hty to prowde access to Asfan markets. This wo_k wrﬂ deffne the best a‘ocation for the
new agr!-port i G

3.3. ;As the best Eocation for the agri port Shas not been fina.llsed it is consmlered that
__the department should take into’ consideration the numerous factors when
determmmg the Eocation and 51ze of the agra port - :

3.4. Thls submission witi hlghhght some: of the factors that W|II need to be taken into
con5|derat_|on b_efore_e _f_lifla_:l _d_ec__ls|_0n is rnade_ on the_A_g_n_cgl_tqr-e a_n_d_Agrlbusmess
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Precinct and is supported by the majority of landowners located in the Southern
Bringefly Area. S

4, WHY THE SOUTHERN BR[NGELLY AREA IS DIFFERENT TO THE MAJORITY OF THE LAND
WITHIN THE PROPOSED AGR!CULTURE & AGRIBUS]NESS PRECINCT

4.1.

4.2,

4.3.

4.4.

4.6.

4.7.

The Southern Brmgelly area s 5|gn|f|cantly dlfferent to the northern portion of
the Agrlculture and Agrlbusmess Precmct

The Southern Bnngelly area consusts of many small parce!s of Iand (m
comparlson to what is needed for agriculture) with the majority being 5 acres
and the remamder 10 acres . A significant majorlty of the properties do not have
any_agr_lc_ultur_e busmesses_, with many being used for rural residential purposes,

The narthern "|a"0:r't'fo'h of the Agriculture and Agribusiness Precinct is:rnade up of
large parcels of land that are predomlnantly used for agriculture.

The Southern Brmgelty aréa has many mdrwdual landowners (approx. 260)
whereas the northern portlon onhly has a few landowners with significantly
larger landhoidmgs This fact will plav a crucial role in how attractive the area
will be to developers and investors as it is weII known that developers prefer to
work with as few Iandowners as posmble. :

The nortl‘iér’h por’tion !andow'r'\ers_fdcate'd in the Agriculture and Agribusiness
precinct have recognised that the Southern Bringelly area is different and have
excluded this area in their submission to the Department.

It is believed the northerh area property owners have already secured investors

who were attracted to the proposition of a large land mass with few landowners
to deal with.

The Southern Bringelly Area is not directly under the flight path whereas the
majority of the northern portion of the precinct is. This means that the Southern
Bringelly area has potential for many different land uses than just agriculture
and a rlbusmess that is roposed as part of this plan

@ icon design studio P/L Page [6
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4.8.

- The Southern Bringelly Area is not flood affected and as such has potential for

many different land uses than just agriculture and agribusiness that is proposed
as part of thts plan.

4.9.° The Southern Brlngeliy Area borders emstmg re5|dential area, whereas the
northern portion will only border rural and flexible emp[oyment areas.

4, 10 The Southern Bringelly Area will be surrounded by 3 significant roads meaning
S0 that Ilmltlng the Iand use to agrlculture is not utlllsmg the potentlal of the

Iocatlon

4.11. The Southern Bringelly Area contains the significant proportion of existing trees
located within the proposed precinct. The northern portion properties have
been 5|gn|f|cantly cleared of trees to best utlllse the. Iand for agraculture

-4.12. The Southern Brlngelly Area is the alrport entry for people approachlng from
the southern portlons of the region, namely from Campbelitown, Macarthur
Wollongong and Canberra The Northern Gateway is the entry from the
northem suburbs of the reglon. _ ' :

| 4 13 The Western Sydney Infrastructure P[an shown below prepared by the NSW
Govemment clearly rdentlfles the ‘Southern Brlngelly Area as being within the
Western Sydney Alrport Growth Area.

| e Horthans Road Upgra_dr_-'. ;

The Ncrlhnm Raad [ be!ng

pgre 9 T
» Tha OldHarthem Rnad to -
“Peter Hrack Drive « )

‘¥ eonstruction started
A Piber Hrock Drive fo Mesey/

in plannnrg

Ty
Romd = :onsb'ucb-on started

RM .cer;strucbmstaﬂed i

» Eatnn Rc:-d m Utﬁeﬁelda Road :
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upgradn coimpleta
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5. WHY THE SOUTHERN BRINGELLY AREA IS NOT COMPATIBLE WITH THE AGRICULTURE

& AGRIBUSINESS PRECINCT OBIECTIVES

Agribusiness s the business of agricultural production. The term was coined in 1957 by
Goldberg and Davis. It includes agrichemicals, breeding, crop production (farming and contract
farming), distribution, farm machinery, processing, and seed supply, as well as marketing and

retaif sales.

The Southern Bringelly Area does not include any of the above activities as defined in
the Agribusiness definition whereas the northern portion of the proposed precinct
does and is consistent with the agribusiness definition and contains many of the

activities listed.

Agriculture and Agribusiness Precinct — Key
features included in the Plan

Southern Bringelly Area '

The Agriculture and Agribusiness Precinct will
skirt the western edge of the Airport and support
the long-term retention and growth of
agriculture and agribusiness in the Western City.
This area will support the transition of existing
agriculture in the areq, as well as the
development of new agricultural opportunities.

As most of the properties in the Southern
Bringelly Area are either 5 or 10 acres, the
majority have not been used for agricultural
purposes. A lot of the properties are just
used for residential purposes. The majority
of the properties north of the Southern
Bringelly Area are large land holdings that
have been used for agriculture purposes for

| many years.

It will build on existing, successful agricultural
operations on these lands, proximity to the
Alrport, compatibility with alrport operations and
associated Idndscape benefits of retaining open '
lands between The Northern Road and the Outer
Sydney Orbital as a peri-urban fringe of Sydney.

No existing agricultural operations.

As aréa is not under the flight path it is not

“as compatible to airport operations as the

northern properties.

The Precinct will caplialise on growing local and
international demand for fresh foad. It offers a-
reliable water supplies, good soils, available farm
labour, and proximity to markets. B :

'As many landowners are involved it would

be very difficult to amalgamate the land so

‘that it could be utilised for agriculture.

It is envisaged, that following the completion of a
Jeasibility study, the size and Jocation of an agri-
port will be identified within this precinct. The
agri-port will benefit from its proximity to the
Western Sydney Alrport and road and rail frelght
lines. The agri-port will provide for the
movement and storage of agricultural
commaodities.

It is hoped that the feasibility studies will
identify that the Southern Bringelly area is
not compatible with the key Agriculture and
Agribusiness features identified in this plan
and that the site has far greater potential for
other land uses and that the area west of the
precinct is better suited for agriculture,

9 jcon design studio P/
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Development within the agricultureor . .
agribusiness lands may include:

ongoing agriculture production such as .-

dairying and poultry farming :
intensive horticulture: such as. mushraom
and tomato farming R : -
food processing R
- food research and technoiogy

None of these agriculture business identified

.are located in the Southern Bringelly Area.

Some of these activities are located in the
northern part of the Agrlculture and
Agrlbuslness preclnct

The precinct should be complementary and.not.
diminish or impact upon the effective ongoing
agriculture ond industry operations -{and__th_ei_r -
important clusters) and viabllity within the. .

surrounding area, both now and In to future Th;s.

includes being cansiderate of biosecunty, water _
access and demand, competition and land use
conflict. The:transition of existing agricultural
lands to alternative uses is not enwsaged in .
current piannlng Hawever these Issues will be .
considered as Jong-term planning for the A
Aerotropolisis reviewed and monitored
Residential development opportunities.are oniy
appropriate If ancillary to agriculture.

It is considered that excludmg the Southern -
Bringelly. Area from the Agrlculture and .
Agrlbusmess precinct would SIgnlflcantIy '
help in achlevmg these key features L N
especially as it borders re5|dentlal area and
as such would have less |mpact onthe .
neighbourlng propertles '

6. ENVIRONMENTAL REASONS WHY THE SOUTHERN BRINGELL‘f AREA SHOULD NOT - BE
PART OF THE AGRICULTURE AND AGRIBUSINESS PRECINCT o

6.1.

The Aerial plan below clearly shows that for Agrlcu Iture and Agrlbusmess to.

successfully operate in the Southern Bringeliy Area, a slgnl_f_qcant portion (.or
maybe all) of the existing trees would need to be sacrificed. When you con'sider
that the northern properties in the precinct have already cleared most of the .- -
area, the Southern Bringelly Area is the last remalnmg Iand buffer between the
airport and the resu:lentlal Iand to the south : SR SR

© jcan desian studio PAL
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6.2. The Aerial plan also shows that for Agriculture and Agribusiness to successfully
operate in the Southern Bringelly Area, it would have a significant impact on
South Creek - which does not magically stop at Old Northern Road.

South Creek

Southern Bringelly Area

The South Creek precinct is the central green
spine of the Aerotropolis. It represents the
central structural element to the Aerotropolis’s
connected open space network and the broader
Western Parkland City. It will provide an
important interface to surrounding development,
providing open space, amenity, blodiversity and
wellbeing values.
Planning for the South Creek precinct will
embrace the urban design principles of A
Metropolis of Three Cities:

orientate development to face towards
the creek corridor

create a transect of creek-oriented place
types and things to do

build a network of everyday uses within
o walkable creek catchment

provide creek connections and
encourage waterfront activities.

The South Creek precinct and its broader.
catchment represents an spportunity to change
the way waterways are planned for and
managed in greenfield areas. Planning for the
Aerotropolis will embrace natural systems as
valuable assets, rather than constraints,
Rehabilitation of South Creek and its associated
waterways will include replanting of appropriate
vegetation to provide canopy cover, as well as
the creation of permanent water bodies with the
potential to provide a network within the South
Creek corridor. This wm' con trfbute to urban
cooling and encaurage the res:dents to use and
enfoy riparian lands; - R
The precinct will connect to the surroundmg
regional road network via Elizabeth Drive and
Mamre Road. Regular pedestnan and cycle

The Southern Bringelly Area borders the
South Creek Precinct and would have a
significantly greater impact on the area if it
remains part of the Agriculture and
Agribusiness precinct.

By extending the Aerotropalis Core to.
include the Southern Bringelly Area, the key
objectives outlined in the plan are
achievable.

If the area remains part of the Agriculture
Precinct, the possibility of linking the existing
residential area to the South of Bringelly to
the South Creek Precinct would be
significantly compromised.

connections across waterways w:lisupport actwe_ R,

transport use.

9 jcom deslgr studio PAL
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7. POSSIBLE OUTCOMES IF SOUTHERN BRINGELLY REMAINS PART OF THE AGRICULTURE AND
AGRBUSINESS PRECINT e

7.1.

7.2,

7.3.

74,

it is considered .that_as the Southern Bringelly Area is significantly differentto -
the northern properties within the precinct and.as such:it would not entice
investors to develop the area. As a result the area could remain an undeveloped
eyesore and an agricultural wasteland. = S :

The individual owners {approx. 260) would find it dn‘flcult to sell their fand W|th
the restI’ICtl\Ie agncultural zonmg and could face economic hardshlp

If Iand area remains unattractive to invest'ors and difficult to sell, the -
government at all levels could face a c]ass actlon from the Iandowners as they
predlcted that this would occur.’ ' - - -

If the Eandowners expenence hardshlp, thereisa reai likelihgod that an

o 'j_"unethlcal developer. could buy out a mgmﬂcant number of properties at
. significantly undervalued prices. and then Iobby the government to rezone the )

land to anythmg other than agncuiture whlch the developer wdl demonstrate
was not viable for the area. - ST

8, SOUTHERN BRINGELLY AREA NEEDS TO BE PART OF THE AEROTROPOLIS CORE NOT -
AGR[CULTURE & AGRIBUSINESS o o

8.1.

When all the factors provided in this submission are taken into consideration, a

_significantly better outcome for all the parties could be achleved if the Southern:

Brmgelly Area was mcorporated lnto the Aerotropolls Core. -

iy B ad
T3 Wesloin Sydoay Arpory ﬂ Lindderityn Viiage P ‘Mied szbll Emph;!nmi 3
vt Propessd Transgan Conidors 4835 Flewkdo Eirioymect Uit 1ap

i livban Lerd
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AEROTROPLIS CORE

SOUTHERN BRINGELLY AREA

Desirable Land Uses

Defence and aerospace, High technology
industry, Education, including international
and tertiory education, Professional services,
Commercial offices, Food and beverage,
Visitor accommadation,
Entertainment/recreation, Retail, Cultural
and sports facilities, Public and private health
services,

All of the desirable land uses outlined in
the plan are compatible and achievable
within the Southern Bringelly Area,

Strategic Outcomes

Establishment of a successful aerospace and
defence industry cluster — the Western
Sydney Aerospace and Defence Industries
Precinct

Major centre and robust local economy built
around  professional  services, high
technology, food production and processing,
health and education, creative industries

Connected by high frequency public transport
to other centres In Greater Sydney

A centre for excellence in education including
secondary and tertiary education facilities

Potential for major public hospital and
private hospital co-located with universities
and research institutes

Aviation industries on fringe of Alrport

Main street retail offering day- to-day and
high-end shapping

Entertainment quarter incorporating : mghr ;

life focused on South Creek wfth active
interface S

Noise managed to allow a mix af uses in| -

appropriate locations

Unique city character at an urban écalé '

Residential development is to be lacated

along the creek lines

A sustainable and resilient centre that B
embraces new and emerging technologies in |-

energy, transport and water managf:ment

An urban tree canopy is to be provided along
open space corridors and major roads and
road connections to contribute to the
amenity of the area :

Vibrant and liveable communities with
cultural facilities, public art and creative
place making

Many of the desirable Strategic
Outcomes in the plan are achievable
within the Southern Bringelly Area,
including:

Major centre and robust local economy built
around  professional  services,  high
techriology, food = production and
processing, heaith and educotion, creative
industries

Connected by high frequency public
fransport to other centres in Greater Sydney

Noise managed to allow a mix of uses in
appropriate locations

An urban tree canopy is to be provided
along open space corridors and major roads
and road connections to contribute to the
amenity of the area

® jcon design studlo P/L
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MAP SHOWING MORE LOGICAL EXTENSION OF THE AEROTROPOLIS CORE PRECINCT
9. WHY THE AEROTROPOLIS Al.SO NEEBS A (SMALLER) SOUTHERN GATEWAY
9.1. The Aerotropolis does not have any gateway features on the southern 5|de of
the airport for people approaching from that direction. The Southern Brmgeily

Area would be an ideal location to mcorporate a Southern Gateway

9.2. A Southern gateway precinct would reduce the travel times for workers a_nd_
travellers from the Campbelltown and Macarthur regions and beyond. -

9.3. ASouthern Gateway exit from the M9 would red uce the travellmg tlme to the
alrport - - s :

Northern Gatev_wa_y__ S [ Southern Gateway

The Northern Gateway Precinct will support | A Southern Gateway Precinct would

the development of the Western Economic- - | support the Southern economic corridor

Corridor. Sitting on the northern side of the | and could be focused on the research

Alrport, its proxlmity ta the first stage of the - and developm ent: assocrated with food

North-South Rall Link creates the possib!hty_ production and processmg with the

for a high technology centre, focused on _
horthern gateway focused onall the

tourism, health, education, research and

development associated with food other actawties '

production and processing.
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The precinct will be connected via the M12,
Elizabeth Drive and the Agriculture and- -
Agribusiness precinct to the Airport, An east
to west road north of the Outer Sydney
Orbital corridor will be investigated and _
subject to business cases and mvestment '
decisions. .

The Southern gateway would be
connected via the M9, The Northern
Road from the South and Brmgelly Road
from leerpool L

The Precinct could alsa accomimodate é'kbortj '

related activities adjacent to the Alrport to--
facilitate trade, such as cold storage, food.
processing and packaging, and agricultura!
warehousing and logistics. : -

More Intensive ogribusiness uses in

this precinct would be subject to-

The Southern Gateway Precinct could

also accommodate export related

-activities adjacent to the Airport to
' facilltate trade, such as cold storage,

food pr_ocessing and packaging, and

“agricultural warehousing and logistics.

consideration of "airport “constraints| .

and landscape/scenic considerations. -

NORTHERN GATEWAY

SOUTHERN GATEWAY - BRINGELLY

Desirable Land Uses

Compatible Land Uses

Food technology and research, Food
production and processing, Agribusiness,
Fresh food produce markets, Warehousing
and logistics, Defence and aeraspace, and
Righ technology commercial
enterprise/industry, residential, education,
complementary offices and retafl, health
services, entertainment, recreation, vis;tor
accommadation

A Southern Gateway would probably be
better suited to achieving the stated
desirable land uses.

Strategic Outcomes

Major airport interface with high-quality
urban  streetscape and  development,
including the public domain. Attractive entry
points to reflect the main approach to the
Airport

Why doesn’t the southern side of the
airport deserve to have the same
attractive entry points as the north to
reflect the approach to the Airport from.
the Southern Regions of the state

A centre that focuses on education research
and development and high technology with
links to food production and processing

Strong relationship with the underlying
topography and scenic values, including
South Creek corridor and Greater Sydney
Green Grid, Incorporating tree canopy and
local apen space

Minimal conflict between airport operations

A Southern Gateway would be equal and
or more compatible with the following
Strategic Outcomes than the Northern
Gateway

Strong relationship with the underlying
topography and scenic values, including
South Creek corridor and Greater Sydney
Green Grid, incorporating tree canopy and

O ican design studio PR
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and land use/development autcomes
implement approved Sydney Science Park

Access 'polnts kept to ‘a ‘minimum from
Elizabeth  Drive = to ser\_/ice ~private
development ' ' e

Road layout and subdivision pattern supports
Efizabeth Drive as an east-west city-serving

corridor. “for _moving people and goods.

Collaborate .with ‘NSW Roads .and Maritime

on Elizabeth Drive upgrade, function and'

configuration (Planning Partnership) "

Resrdentral development limited to the
centre and focused on centre serwng
transport SRR

Housing forms s'upport 'the' oentré and where

possible integrate with commercial -and
emp!oyment opportumtfes

Educatronal estobhshments Hrmted to the "

centre where access:ble by pubhc transport

All stoges and sub-prec!ncts adopt a grld

layout at the centre of public transport

networks for pubh‘c transport cyclmg and

pedestrrans

Protection of transport corndors and prevent
possible conflict with.adjoining land F!ex:ble__
employment hubs with supporting uses that

create and enhance a sense of place

Consider Interim land uses during the
construction of the WSA

local open space

Minimal conflict between airport operations
and land use/development outcomes

Access points kept to o ‘minimum from
Bringelly Road, The Northern Road and the
M3 to service private development

Protection “of ‘transport corridors and
prevent possible conflict with adjoining land
Flexible employment hubs ‘with supporting
uses that create . and enhance @ sense o_f
place o - :

Enable -innovative approaches -to resource.| . . ...

recovery and. waste. management, Including.

urban design for collection facilities . .

1C. VIEWS OF OTHER LANDOWNERS

10.1. Based on the community meetings held by the AEROTROPOLIS AGRIBUSINESS
ACTION GROUP BRINGELLY it can be assumed that the conclusions of this
submissions would be strongly supported by the other landowner' nthea

10.2. This submission will compliment the much more detalled sub"

on behalf of the AEROTROPOLIS AGRIBUSINESS ACTION GROUP BRINGELLY
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11. CONCLUSIONS

11.1.

11.2.

11.3,

11.4,

11.5.

11.6.

11.7.

The Southern Bringelly Area referred to in this submission is clearly different to
the majority of the land proposed in the Agriculture and Agribusiness Precinct in
terms of land use, size of properties, number of landowners and current
agricultural activities.

The Southern Bringelly Area referred to in this submission is not compatible with
the objectives of the Agriculture and Agribusiness Precinct and the key features
of the precinct outlined in the plan could be achieved quicker and with more
success if the subject area was excluded from the precinct.

The retention of a significant number of trees and a reduced impact on the
South Creek Precinct are very important reasons why the Southern Bringelly
Area referred to in this report should be excluded from Agriculture and
Agribusiness Precinct. '

The individual landowners located in the Southern Bringelly Area would more
than likely experience economic hardship due to a lack of suitable investors for
their small parcels of {iand and the restrictive agricultural zoning offering few
alternatives.

A significantly better outcome for all the parties could be achieved if the
Southern Bringelly Area was incorporated into the Aerotropolis Core Precinct.

The Southern Bringelly Area would be an ideal location for a Southern Gateway
Precinct and is more suited to many of the desirable land uses than the same
area to the north.

As a result of the many factors detailed in this submission, it is concluded that
the subject area is incompatible with the Agriculture and Agribusiness Pracinct
and would be better suited to the land uses and objectives of the Aerotropolis
Core and Northern Gateway precincts and as such the Western Sydney
Planning Partnership should support to change the proposed zoning of the
Southern Bringelly Area.

On behalf of SNEEENEGNGDGG_-
s
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