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Figure 1 – The site at  Luddenham Road, Luddenham 

 
Site Description and Context 
The site has a total area of 93 hectares and is irregular in shape with a 515 metre frontage to Luddenham 
Road. It is located 3 kilometres north of the WSA site and 3 kilometres  south of the Sydney Science Park. 
Historically, the site has been used for agricultural grazing. The proposed development typology under 
the Precinct Plan includes finer grain employment centres and an education facility on the sites’ northern 
border. Hilltop parks are proposed to be retained providing public open space to workers, as well as 
symbolic ‘connections to Country’.  
 

 
Figure 2 – Aerial view of the site 
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Zoning 
The site is predominantly zoned ENT Enterprise and is dissected by ENZ Environment and Recreation 
zones aligning the riparian corridors and natural waterways. The site was previously zoned RU2 Rural 
Landscape under the Penrith Local Environment Plan 2010 and has historically been used for agricultural 
grazing.  
 
The Northern Gateway centre is focussed on innovation, science and technology. The site falls within the 
identified ‘Local Centre’ area characterised by a mix of uses that include smaller scale retail and local 
convenience. Typical uses of land identified in the local centre includes: 

• Retail facilities, specialty shops and a supermarket or large grocery store;  

• Personal services; 

• Co-location with social infrastructure (community facilities and open space); and 

• Smaller scale mix of uses supporting industrial, office and employment uses with a diversity of 
commercial spaces, community and public places. 

 
With reference to the Aerotropolis SEPP the ENT Enterprise zone seeks to encourage employment and 
business-related uses whilst the ENZ Environment and Recreation zone seeks to protect and manage key 
environmental features. As prescribed by the Aerotropolis SEPP, the ENT Enterprise zone permits any 
development not listed below with consent: 

• Air transport facilities;  

• Airstrips;  

• Camping grounds;  

• Caravan parks;  

• Crematoria;  

• Exhibition homes;  

• Exhibition villages;  

• Forestry;  

• Heavy industrial storage establishments;  

• Heavy industries;  

• Helipads;  

• Intensive livestock agriculture;  

• Mortuaries;  

• Open cut mining;  

• Residential accommodation;  

• Rural industries; or  

• Turf farming. 
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Figure 3 – Zoning of site and surrounds 
 
Site Topography and Environmental Constraints 
Land throughout the Northern Gateway Precinct is in part, highly constrained by angulating topography. 
Numerous sites adjacent to Luddenham Road feature hilled landscapes, highlighting the importance of 
maximising development at suitably level sites. The site and its surrounds are also constrained by a large 
electrical transmission line easement which traverse the precinct from the south-west through to the 
north-east.  
 
Furthermore, planned transport corridors including the Outer Sydney Orbital (OSO), freight rail corridor 
and M12 corridor border the site to the south and west. Construction of these key infrastructure projects 
will require significant earthworks and piping of water courses, impacting the sites natural landscape. As 
a result, there is need to reconsider the proposed configuration of development envelopes around these 
features in order to maximise developable land parcels. 
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Environmental Constraints 
Extent and Suitability of Open Space  
As identified by the Northern Gateway Precinct Plan, hilltop parks are to be retained as a key feature 
throughout the precinct due to their cultural significance in Aboriginal history and connection to Country. 
The creation of new hilltop parks in the Aerotropolis will also create a series of scenic view connections. 
As addressed above, the provision of 47.1 hectares of public open space across the site, in-line with 
natural features, is subject to compromise due to surrounding road and rail corridors.  
 
Due to the proposed focus of warehousing, distribution and manufacturing on the site, predominant 
users of the designated open space will be workers. Whilst the value of providing open space for 
recreational and passive use by workers is understood, the extent of green space proposed will be 
underutilised by the predominant population, forming pockets of lost land. The road and rail corridors 
located to the south of the site is a negative adjacency to public open space and will further limit visitor 
attraction potential.  
 
Whilst the urban design principles that support the provision of public open space across hilltops and 
ridgelines are sound, the assumption that these environmental attributes will retain their natural form in 
the context of city-building infrastructure development is unlikely. The road and rail corridors will result 
in extensive bulk earthworks to facilitate at-grade construction, essentially impacting the surrounding 
typography and requiring site benching.  
 
Wildlife Strike 
The Precinct Plans are supported by a Draft Wildlife Management Assessment Report that identifies 
wildlife attraction issues associated with the Aerotropolis and Western Parkland City, including 
mechanisms to mitigate wildlife strike risks to aircraft. The report identified the conflict between 
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safeguarding the 24/7 operations of the airport and the Western Sydney Aerotropolis vision of 40% tree 
cover canopy, enhancement of riparian zones and wetlands and maximising  biodiversity. Where land use 
is likely to increase strike risk, the report identifies flexibility in changes to design and operating 
procedures as a mitigation measure.  
 
Recommendations 
Due to the challenging site constraints, it is recommended that open space be consolidated with riparian 
corridors and ephemeral streams in order to retain key natural assets, whilst providing consolidated open 
spaces and developable lot sizes. The sites natural constraints and adjoining infrastructure development 
highlight the need to protect and expand developable land to fulfil the objectives of the zone and precinct.  
 
There is capacity to meet the open space and drainage requirements outlined in the precinct plan through 
integration of green cover in built forms. Through adoption of living architecture, including green roofs 
and green walls, built form throughout the site can contribute to the ‘living urban landscape’, whilst 
mitigating heat island effects. The use of permeable building materials including ‘grasscrete’ across 
hardstand areas, will achieve many of the precincts sustainability goals whilst also delivering more usable 
areas to support the economic viability of future industries. The integration of green cover into built forms 
will ensure that the site can be developed in an orderly manner, whilst meeting the precincts sustainability 
goals.  
 
The extent of open space planned for the site poses a risk to aircraft operations and wildlife populations, 
requiring revaluation of the provision of open space and particularly riparian corridors across the site. The 
alternate integration of green cover into the built form will reduce the amount of impervious surfaces 
whilst keeping biodiversity attraction to a minimum ensuring that the site does not adversely impact WSA 
operations. This is particularly relevant given that the site is located within 3 kilometres of the WSA site.  
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Development Constraints 
Site Coverage Ratios and Market Conditions 
Through initial engagement with industry, it is clear the proposed site coverage ratios, structure plan and 
building typologies assigned to the site will not facilitate economic or orderly development outcomes. In 
line with the ENT Enterprise zone objectives, the current market demand is for distribution, warehousing, 
logistics, industrial technologies and data centres. These development types have been successfully 
sought and delivered by developers across the region, including at Erskine Park Industrial Estate and 
within the proposed Sydney Science Park to the north of the site. Single logistics warehouses range from 
5,000-30,000m², often requiring a minimum site dimension of 120 metres.  
 
Few, if any of the lots identified within the Northern Gateway Precinct and across the site meet these 
requirements. The proposed lot sizes have been largely determined by the environmental characteristics 
of the sites, which are not necessarily reflective of market demand. It is recommended that larger 
developable lots be provisioned to support distribution, warehousing, logistics and data centres in line 
with the zone objectives, current and likely future demand. 
 
Recommendations  
As identified in the Precinct Plan, fragmentation of lands can compromise orderly economic development 
outcomes. Opportunity to explore master planning pathways that facilitate orderly development 
outcomes should be explored for this site given its size and strategic position. Master planning will allow: 

• Coordinated development outcomes to address land fragmentation; 

• Improved design and placement of open space with greater connection of green corridors and 
placement of infrastructure; 

• Improved utilisation of land to support industrial development; and 

• Integration of riparian corridor with electricity transmission lines as per the approach taken by 
Celestino in their masterplan for the Sydney Science Park. 
 

 
Modified Structure Plans 
The following modified structure plans have investigated the site at a micro scale, addressing 
environmental and development constraints. With reference to Figure 5 and Figure 6, AJ+C have 
developed two modified structure plans in support of this submission, exploring options for the alternate 
development and master planning of the site.  
 
The modified structure plans account for the topographical changes necessary to deliver the road and rail 
corridors. The plan consolidates two drainage lines, public open space and overhead electrical 
transmission lines in a central corridor (green spine) which aligns with the Sydney Science Park corridor 
to the north.  
 
The major topographical feature of the site, being the large hill on the eastern edge of the site, has been 
retained as public open space due to its cultural heritage, environmental significance, distance from the 
road and rail corridors and high accessibility from Luddenham Road.  
 
The modified structure plans connect the north-south drainage line and large hilltop public open space 
through a wide street swale running east to west. Through reconfiguration of the proposed lots, a flexible 
street network can be modified to support multiple scales of development within the Enterprise zone.  
 
Due to their lot size incompatibility with most ENT Enterprise uses, the sites adjacent to Luddenham Road 
have been retained to ensure development of active street frontages through uses such as petrol stations, 
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small factory unit complexes, retail and business premises. The ‘super lot’ structure plan included in 
Figure 6 would provide lot sizes compatible with warehouse and logistics related uses and is reliant on 
benching to facilitate these development typologies. This approach is considered more feasible given the 
extent of earthworks and benching that will likely be required to accommodate the new transport 
corridors to the south and west.  
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Conclusion 
The Precinct Plans have effectively provided guidance on the overall future objectives of the initial 
Aerotropolis precincts. The Northern Gateway Precinct is earmarked for warehousing, distribution and 
manufacturing uses, requiring developable lot sizes for industrial use. With reference to the site-specific 
investigation undertaken by APP and the modified structure plans prepared by AJ+C, the site possesses 
opportunities to deliver these types of uses, but first, the conflicting block sizes and layouts presented for 
the site in the Precinct Plans require further attention.   
 
Due to the sites’ topographical attributes and the presence of riparian corridors, 56% of the site has been 
attributed to open space and drainage corridors. Whilst APP on behalf of the landowners support the 
retention of open space throughout the Aerotropolis, the sites adjacent position to key road and rail 
corridors will inevitably result in site benching to facilitate new infrastructure. As such, it is necessary to 
consider the topographical changes necessary to deliver the road and rail corridors and revaluate the 
retention of all site ridges and hilltop parks.  
 
Recommendations 
Therefore, it is recommended that: 

• The extent and location of open space applied to the site be reconsidered in-line with the modified 
structure plan prepared by AJ+C; 

• The alternate integration of vegetation into built form be considered to achieve environmental 
outcomes; 

• Site coverage ratios be re-configured in line with the proposed modified structure plans in order to 
deliver developable lot sizes in line with the future uses identified for the ENT Enterprise zone and 
Northern Gateway Precinct; 

• Market conditions be acknowledged and further considered in the formation of final block and lot 
sizes in the Precinct Plan to reflect desired site and building typologies; and 

• The site be considered as suitable for alternate master planning pathway due to its size, 
environmental characteristics and strategic location within the Northern Gateway precinct. 

 
Should you wish to discuss any of the matters contained in this submission, please contact the 
undersigned on  or  
 
Yours sincerely 
APP CORPORATION PTY LIMITED 

 
 
  
 

Jaime McNamara 
Urban Planner 
 
Submission Reviewed by Josh Owen – Senior Associate Planner 
















