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01 November2018 =~

Direc’ror, Aero’rropohs Achvohon
Department of Plonmng ond Envsronmem‘
GPO Box 39 s
Sydney NSW 2001 * .11-: :

Re: Submission fo ihe draﬂ I.and Use and Enfrasiructure Implementahon Plun for the Wesiern
Sydney Aerotropolis Iuiing fo Iund in Bringeliy ' £t i :

1. Inﬂoduchon

This subbmission has been prepored on beholf of the Aerctropolis Agnbusmess Achon Group
(AAAG) to provide comment on ihe drof’r Lond Use and Enfros’rruciure Pion (droﬁ Pion) for the
Western Sydney Aero’:ropo:s : ;

The AAAG is a community group reoresenﬁng 182 residents in the Bringelly area. The full list of
residents supporting this submission Is provided at Appendix 1.

The AAAG generally supports the vision for a Westemn Sydney Aerofropolis but is concerned
that the proposed Agriculture and Agribusiness Precinct is too restrictive in its vision and fails
to account for the key dafferences in 3|te choroc’fensizcs

The AAAG proposes ’fhe creatfion of a "Southemn Gateway Precinct" containing a flexible mix
of employment uses not necessarily limifed to agriculiure-related operations. Subject to
discussions with DP&E, further mvesifgohons would be undertaken and more detailed vision
for the land would be proposed

This submission prowdes fhe followmg information:
« site descnphon S by

+ review of the droﬂ Plan mcludmg key objections; and
» recommendations for amending the Plan prior to finalisation.

2.  The Site

The site comprises an area of approximately é5ha bounded by The Northern Road to the
north and east and by Greendale Road, and extending just past Dwyer Road to the west.
Refer to Figure 1 and 2 below.
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iure 1; Site Aerial Photograph {Source: Nearmap)
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"Figure 2: Lot Bd'undcry Map {Source: DF’&E}
The site's key site characteristics are outlined below:

« Current zoning: The site is zoned part RU4 Primary Production Small Lots and part RS
Large Lot Residential.

+ Lot pattern: The site comprises a mixture of lot sizes, primarily ranging from 1.2ha to
2ha, with a group of 10ha lots towards the centre of the site. These lots are distinctly
smaller than the large landholdings 1o the west and northwest,

«  Cunrent uses: The site accommodates a mix of land uses, primarily dwelling houses
and small businesses. Most lots within the site have dwelling houses, and a muliiple lots
have dual occupancies. There are currently no agricultural operations, as confirmed
by ABN data and by residents.
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According to ABN data, there are 1,144 active businesses in the Bringelly postcode
{2556), and, based on aeridl imagery, it is apparent that the large majority of these
are located within the site, Specific uses within the site include but are not limited to:

multiple dwelling houses;

mulfiple dudl occupancies;

multiple trucking ffreight and transporf businesses;
multiple excavation and earthmoving businesses;
prefab transportable homes; :

child care centre;

outdoor adventure fithess centre;

hairdressers;

pet boarding kenne[s

greyhound Trqmers
panel-beating; " :

hospitality supplies and deltvery

crane opercﬁors i :

concreting; - SEE s

fencing coniracfors, e b :
tradesman (eiec’rrncmns plumbers bu;ldlng /construchon)
light manufacturing; -

lawn mowling/landscaping busmesses clnd

lawn mowing/outdoor equipment servpce/r_epc:ir.

cC 0000000000000 0000 C0

» Surrounding land uses: The site '_Es_'_s'u'rro_un_de_d by future urban land to the :
north/northeast {Aerotropolis Corel, residential land to the east {Kelvin Park), future .
residential land to the soufh (Sou’rh Creek West) ond ruml ogncul’furai Iand fo ’rhe
wesf/nor?hwes’r ; : . L : :

« Transpont infrastructure; The site is well connec’red ’ro current cmd future ’frcsnspoﬁ
infrastructure, mcludmg . . . :

o The Northern Road an ariencal road borders ’rhe sn‘e ’fo the norih and i |s
currently being Upgraded to two lanes each way along this section. -

o The intersection of The Northern Road cmd Bringeliy Road is belng upgraded fo
a grade separated inferchange {overpass).

o Greendale Road, a B-double route, borders ihe site to the south. -

o The future M9 Quter Sydney Orbital will run north-south less than lkm fo ’rhe
west of the site and will include an exit at Greendale Road.

o The planned North-South Rail Link will run parallel to The Northern Roqd (’ro the
north of the road) in the vicinity of the site. :

+  Ecology: The site as a whole is not sighiflcantly cons’rrained from an ecological
perspective. Only marginal portions of the site, namely along Badgerys Creek and

Bardwell gully, are identified in Liverpool Local Environmental Plan 2008 as
“anvironmentdlly sensitive lang".

»  FHooding: No portion of the site is identified as flood prone land.

»  Bushfire prone land: Minor portions of the site, namely the southerm and northwestern
portions, are identified as bushfire prone land.

« Agriculturdl solls: Based on areview of the Liverpool Rural Lands Study 2012, the
majority of Bringelly Is characterised as Class 3 soil category, meaning it has moderate
agricultural capacity (Class 1 being optimum for agriculture}.

»  ANEF restiictions: The site is affected to g minor extent by ANEF restrictions associated
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with the future Western Sydney Airport, with only the western portion of the site
affected by the 20-25 ANEF contour,

3. Review of Droft Land Use and Infrastructure
Implementation Plan

The draft Plan identifies the site as forming part of the Agriculiure and Agribusiness Precinct,
as shown in the figure below. DP&E's vision for the precinct and our key objections to that
vision are discussed below.

Structure Plan o _os 1 : (O
Western Sydney Aerotropolis Wlomelres N
[ Precinet Baundary iz Agricultural
3 Western Sydney Alrport HE Luddenham Vikage Mixed Flexible Employment &
i Proposed Transport Corrklors BB Flexlble Employment  Urban Land

%% Urban Land

Figure 3. Aerotropolis Draft Structure Plan {Source: DP&E)

e A Overview of Agricultural and Agribusiness Precinct

The draft Plan states that the Agricultural and Agribusiness Precinet will “support the long-term
retenfion and growth of agriculture and agribusiness in the Western City*. The precinct will
build on current agricultural operations, accommodate new agricultural opportunities and
capitalise on international demand for fresh food.

The following are identified as key features of the precinct:
« reliable water supplies;

« good soils;
+« qavailable farm labour;
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. proximity to markets; and :
+  compatibility with airport operations.

The draft Plan nominates the following potential land uses for the precinct:

* ongoing agriculture production such as dairying and poultry farming;
* intensive horticulture such as mushroom and tomato farming;

+ food processing; and

+ food research and technology.

The draft Plan also identifies that an “agri-port” will be located within the precinct, with the
size and location to be determined after a feasibility sfudy prepared by the Department of
Primary Industries (DPI).

3.2 Key objections
We have identified a number issues with the proposed Agriculiure and Agribusiness Precinct:
Ovetly broad-brush approach:

The Agriculture and Agribusiness Precinet covers hundreds of hectares and contains land of
varying characteristics and constraints, While we appreciate that the draft Pian is a high level
document, with more detailed precinct planning o follow in the future, we are concerned
that the precinct boundaries suffer from an overly board-brush approach and lack sufficient
justification,

For example:

* Asnotedin Section 3.1 above, "good soils" are named as g key feature of the
precinct. However, the quality of the soils throughout the precinct varies. Based on -
the Liverpool Rural Lands Study 2012, we understand that the subject site is classified
as mostly Class 3 soils [moderate agricultural potential], while the land to the west and
northwest, around Greendale and Wallacia, Is classified as Class 1 and 2 {high
agricuftural potential). These differences in soil quality should be considered in the
final drawing of the precinct boundaries.

+  “Compatibility with airport operations” is also identified in the draft Plan as key
characteristic of the precinct. It is assumed that this refers, at least in part, to dircraft
noise. Areds subject to harsh aircraft noise are not suitable for residential or other
sensitive land uses and are better able to accommodate agricultural and other less
sensitive uses. Based on ANEF maps provided in the draff Plan, it is clear that only a
portion of the precinct would be seriously affected by aircraft noise, The subject site
would only be affected to a minor exteni—only the westem/northwestern edge
would be affected by the 20-20 ANEF contour {lowest noise). These differences in
ANEF restrictions should also be considered in the final drawing of the precinct
boundaries,

Uncertainty around land uses:

There appears o be a good deal of uncertainty around the future land use/development
outcomes in the Agriculture and Agribusiness Precinct—both among local stakeholders and
within government. The term has "agribusinesses” has not typically been applied in the
context of a large-scale rezoning or structure plan, and draft Plan contains limited information
about the intended development outcomes.




This lack of clarity is disrupting residents' cument transactions and future plans, We have
confirmed multiple reports of investars retreating from the area following reledse of the draft
Plan due to uncertainty around development outcomes. A local real estate agent has
advised that investor interest has "come 1o a standsfill”, see coy of letter received from a
reputable real estate agency established in the area for nearly 20 years in Appendix 2.
Detailed evidence on investor retreat can be provided if required.

Furthermore, as illustrated in the letter at Appendix 3, some investors have explicitly advised
that they would be interested in the area subject to the zone incorporating a more flexible
mix of land uses.

Additionally, there is a lack of cerfainty around #iming for rezonings. In order to ensure a clear,
transparent planning process, there should be a plain fimeframe and steps outlining future
rezonings.

Potential sterilisation of land:

We are concerned that the vision for the Agriculture and Agribusiness Precinct is overly
ambitious and economically unviable. New-age farms and agribusiness may in fact be
important components of the future Aerotropolis, but it is far from clear that the full extent of
land set aside for these purposes will be necessary. Some land within the precinct may
develop as envisioned, but some land, due to variations in location and site characteristics,
may become sterilised-~unsuitable for agriculture and agribusiness and unable to be
developed for other useful purposes due to the zoning.

We believe the subject site may become one such sterilised area given its sub-optimal
agricultural capacity and lack of large landholdings and current agticultural operations, This
sterilisation may result in a large area of unsightly, unmaintained rural land in close proximity
to the new airport. Such an ocutcome would detract from the urban amenity of the
Aerotropolis and fail to align with the strategic vision of the Aerotropolis as a catalyst for
economic growth,

The area may also miss on opportunities such as sewerage, water and NBN due to lack of
development interest.

Lack of quanfitative analysis:

Related to the above point, we believe that current boundaries of the Agriculture and
Agribusiness Precinct lack sufficient quantitative justification, The draft Plan contains no
evidence on the precinct's economic viability or necessity. As such, we consider the
boundaries in the draft Plan to be premdaturely drawn. We are particularly concerned about
the site's inclusion in the Agriculture and Agribusiness Precinct given that the site currently
accommodates no agricultural uses and has sub-optimal agriculturdl soils.

Summary of objections;

In consideration of the above points, we believe that the Agriculture and Agribusiness
Precinct as proposed in the draft Plan is premature and ill-conceived. It neglects the unique
characteristics of the site that make it unsuitable for agriculture, and it would leave the site
indefinite a holding pattern, ostensibly part of the new Aerotropolis but kacking in
redevelopment potential. Such an outcome would run conirary to the strategic vision for the
Aerotropolis as a catalyst for economic growth,

4.  Recommendation




We propose the creation of a Southern Gateway Precinct. it is envisioned that the precinct
would function as a key centre at the dirport's southern interface that would accommodate
a range of employment uses with links to food production and processing. Similar to the
Northern Gateway Precinct, uses in the Southem Gateway Precinct would include:

* food production and processing;

» food fechnology and research;

* agribusiness;

« warehousing and logistics;

* complementary offices and retail; and
« some residential.

The proposed Southern Gateway Precinct is shown in the modified Structure Plan below.

Structure Pian

Western Sydney Aerotropolis oy N
[} Precinet Boundary v Agriculteral 28 Non Urban Land

3 Western Sydney Alrport B iuddenham Vilage ... Mixed Flexible Employment &

wmEm Proposed Transport Corridors B2 Floxitio Employment - Urban Land

rban Land
Figure 4: Proposed Structure Plan (Source: DP&E; modified by Mecone}
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4.1 Key factors

The key factors contributing to cur recommendation for a Southern Gateway Precinct are
outlined below.

Lack of major development consiraints:

The land is not flood-affected and is not significantly constrained from an ecological or
bushfire perspective, As such, the land can be redeveloped quickly, efficiently and flexibly.
Furihermore, the land is affected by ANEF restrictions only to a minor extent, which means it is
suitable for other non-agriculture uses.

Sub-optimum agricultural soils:

The site's soils have only moderate agricultural capacity {Class 3}, which means that there
would be no major opportunity cost from an qgncuiturol perspective if the site were
developed for non-agriculiure purposes : .

The land further to the wes’r such as Greendale and Luddenhom West is beh‘er suited to
agriculture, as it has better quality soils and is more affected by ANEF resfrictions. In fact, we
understand that the Badgerys Creek West Landowners Group, which is associated with land
to the directly to the west of the cnrport (to the northiwest of the subject sn‘e] has expressed
interest in expanding their operahons furfher wes’r rcn‘her ’fhon souTh

Current uses:

There are no registered agri_'cul.'tUraI' business ds per ABN data. Local residents have confirmed
this lack of agriculiure. This medns there would be no risk of displacing or losing any key
agricultural operations lf ’rhe fu’rure zonlng were to dllow for more flexible employment uses.
There are multiple sma!l busmess and mdus’mes, 1he most significant being iruckmg/frelgh’r
operations. Opportunity exists to capitalise on this'existing agglomeration of freight
operations. {Note: More :nves’r:gohon is needed to de’rermine the exact type and scale of -
these existing operatfions.) ' T

Relatively fragmented land ownership: .

The site's land ownership is relatively fragmented, with lots generally in the 1.2ha to 2ha
range. This makes the land less suﬁob!e for Idrgeuscclle ngculiurcl! ochw’rles :

Proximity to airport freight and Iogisﬁcs precinci and key irunspori Infrustruclure

The site is positioned in close proxumsty to the curpoﬁ frelghf and loglshcs precmd cmd is well
located to play a supporting freight ond Ioglshcs role,

Additiondally, the site is surrounded by key road infrastructure on all sides—The Northern Road
o the north and east, Greendale Road to the south and the M Orbital to the west. Business
and residents within the precinct will have easy access to Sydney’s arterial road network.

Consistency with sirategic objectives:

The proposed Southern Gateway Precinct would not notably hinder any State or local
strategic objectives for the Western Sydney Aerotropolis.




The Western City District Plan identifies the Aerotropolis as a key economic catalyst for the
areq, and the proposed Southern Gateway Precinct would contribute to the Aerotropolis’
economic success.

We acknowledge that the Western City District Plan envisions an agribusiness precinct near
the qirport, However, the proposed Southern Gateway Precinct would not directly hinder the
redlisation of this vision; it would simply allow for additional flexibility in land use and
development oulcomes, ‘

4.2 Challenges ahead

There are a number of‘chcllenges to creating the proposed Southern Gateway Precinct, as
outlined below:

Integration with Aerotropolis Core: '_

Infegration with the Aerotropolis Core would need to be considered as part of creation of the
Southern Gateway Precinct, Overdll, we believe the current infrastructure plans will allow for -
adequate integration, qnd we do not belseve ’rha’r The Norihem Road wou[d func’ﬂon asq .
major barrler. S g e

While there may be no large intersection planned expressly for the purposes of connecting
the site to the Aerotropolis Core, business and residents in the Southem Gateway Precinct
would still be able to access the Core vid the existing and planned road network. The
upgraded The Northern Road and Bringelly Road infersection will provide smooth and easy
access between Greendale Road and The Northern Road, and access m’ro l‘he Core would
be achieved via Badgerys Creek Rood Derwem‘ Rood dnd Mersey Rood - -

Relationship to agricultural Iands lo the west

As part of the creation of ’rhe Soufhem Ga’fewoy Precmc:’r ’fhe relahonship ’ro ’rhe agncultuml
lands to the west/northwest would n_eed to.be considered. This issue could be dealt with at
the detailed precinct planning stage through appropriate buffer zones or transition areas. it is
not a fundamental obstacle that should prevent fiexible employment uses from occurring.

Qutcome of DPI study:

DPI's feasibility study is expected fo be available in early 2019. [i s anticipated that the study

will identify the best areas for agriculture and agribusiness, consider the economic viability of
the agribusiness industry in the area .and identify the preferred location for the future qgr|~ .
port. The results of the study will be a key cons;derahon in ’rhe fu’rure of The sub;ect site. 6
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5. Conclusion

In summary, AAAG is concerned that the proposed Agriculture and Agribusiness Precingt is
premature and ill-conceived, lacking in quantitative justification and overly broad-brush in Its
approach. It would leave the site sterilised—unsuitakle for agriculture and lacking in
redevelopment potential due to zoning.

In order to prevent such an oulcome, AAAG proposes that the site be re-classified as the
Southern Gateway Precinct with flexible employment uses.

The chart Below summarises the key site characteristics, opportunities and potential land uses
for the proposed Southern Gateway Precinct.

a4
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‘We consider that the proposed Southem Gateway Precinct has strategic merit and would
benefit from further discussion with DP&E. As such, we kindly requeast a meeting with key DP&E
staff fo discuss the issues raised in this submission.

Please do not hesitate to contact me orl P o ¢ i o

5 'hcnve any gueastions.

~ Kind Regards,

" Adam Cobum, Director
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5" October 2018 < Leppi'ngton

1393 Gamden Valley Way,
Leppington NSW 2179

POBoxQ7 .-
Lepplngton NSW 2179

t 029608 431 1.
f 0298064309 . ..
e Ieppington@ljhooker com au S
To Whom It May Concern . Ny

With the release of the draft structure plan for the Western Sydney Aerotropolis, there Is much
confusion around the proposed zoning of Agriculture & Agrl business. !

Due to the limited information and definition of what the actual proposed zonlng is, resldents and
purchasers do not understand what will and will not be allowed. Lt

This Is having an adverse Impact on property prices.
Prospective purchaser’ are reluctant to buy property in this area as a result,

Since the release of the draft structure plan we have witnessed a reduction In enquires from
purchasers wishing to secure property in the above area.

It is worth noting that our office has been established since 1999 and has baen actlve!v worklng the : &
area. : s

Should you require any further information please do not hesitate to contact me, .

Yours falthfully,

Anthony Bucca

'lePPington ljhuukercomau .y

" Caimidan Vallay Realty Pty Lid tradlng a3 k

LJ Hooker Leppingtori - ...
ABN 35 (90 098 285 ACN 090 093 285
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AEROTROPOLIS GROUPPtyLtd

315t Oct 2018

To Aerotropolis Agribusiness Action Group Brmgelly .

Hi Mr. Paul Coyto,

Aerotropolis Group would be interested to buy some land in the proposed i 1!
‘Southern Gateway’ of the Western Sydney Aerotropolis, as part of n
expanding our project, if usage/zoning of the land is approprlate. Ty

We believe that, Southern Gateway is the right location for Mxxed ﬂexlhle:__"_ i 5

Employment and Urban Land, similar to Northern Gateway.
Looking forward to discuss further with you about the oppOrti_lhity.
Regards

Jomon Varghese

Managing Director & CEO _ _
Aerotropolis Group & World Trade Center Sydney (WTC SYDNEY)



