While topography is recognised as a challenge, and the business as usual approach not suitable, the
alternative that seems to be proposed is to dedicated land with a gradient greater than 5% to open
space without any thought to the implications for the practical implication of this approach. Once
sutiably zoned Enterprise, the development process should be one in which a site specific evidence
based approach to determining the developable area. This does not mean that the principles that
underpin the draft Precinct Plan need to be set aside, rather, the plan needs to build in the flexiblity
implied in the supporting techincal studies that proclaim to support it.
Creating hilltops as “safe places” in the context of Connection to Country (page 18 Northern Gateway
Urban Design and Landscape Report) is also a curiorisity that has not been explained and difficult to
interpret in the context of “Country”.

Acquisition of open space
Open space is an important element in the wider approach to planning for the Aerotropolis. The
Aerotropolis SEPP includes the reservation of large areas of open space delivering the blue-green grid
and connecting key cultural landscapes1 along South and Wianamatta Creeks and key transport
corridors. A Draft Special Infrastructure Contribution (SIC) has recently been on Public Exhibition. The
SIC includes a contribution to the delivery of green infrastructure. The SIC Determination document
assumes $844,161,212 for Regional Open Space. Of this $209,450,579 (or 25%) is proposed to be
collected over time through the SIC. This raises a number of issues. Does the Regional Open Space
assumption assume the land zoned open space under the Aerotropolis SEPP or the total amount of
land identified as open space in the Draft Precinct Plans? The open space shown on the Elizabeth
Drive site is a “regional hilltop park”. Based on a land value for land used Enterprise, the (approx.)
200,000sqm identified as regional park will cost the NSW Government $80M to acquire before any
improvements have been made. This alone is 38% of the SIC amount allocated for regional open
space.
A further question arrises as to how and when the land would be aquired. Mixed advice has been
provided from DPIE in relation to acquisition of land, both land zoned Environment and Recreation
and land identified as open space in the draft Precinct Plan. It is understood that the NSW
Government cannot use compulsory acquisition powers under current legislation, to aquire land for
open space. How then will the delivery of all of this open space be realised, and when? In the
meantime, as noted above, land owners will be forced to pay inflated rates to local councils on land
that cannot be used for the purpose for which is is zoned.

Aboriginal Cultural Heritage
The issues as to the relationship between the specific parks identified and “Cultural connection” has
been noted above. Kayandel Archaeological Services were engaged to look at the LPG Elizabeth Drive
site in the context of Aboriginal Cultural Heritage in relation to both the the portetial development of
the site and the relationship between the site and the Draft Precinct Plans (refer Attachement 1).
Extent Heritage prepred an Aboriginal and non-Aboriginal Cultural Heritage Assessment for the initial
precincts including the Northern Gateway. The report, which was high level and desktop, informed
the draft Aerotropolis Preicnct Plan.
The Aboriginal archaeological sensitvity mapping in the Extent Heritage report shows the LPG
Elizabeth Drive site as having low sensitivity of the majority of the site with a small area of moderate
sensitivity along the riparian zone (refer Figure 9). The Extent Heritage report does not preclude
development from occurring within areas of low or moderate Aboriginal heritage sensitivity subject to
an archaeological investigation at site level.
Kayandel is of the opinion that the recommendation by Extent (2020, p. 187) applies to the Subject
Property:

1

It is acknowledged that the creek lines have been identified in the Extent Heritage Report as having high value.
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No objectives to Aboriginal cultural heritage have been included in the “Northern Gateway Precinct
objectives” of the Draft Aerotropolis Precinct Plan. Section 2.2 “Place-based opportunities and
constraints” of the draft Aerotropolis Precinct Plan makes the following statement:

“retain Aboriginal heritage items and significant places in public open space and respect and enable
conservation of non-Aboriginal heritage items (pg.47)”
This implies that all Aboriginal heritage items will be retained in public open spaces. This theoretically
means that any Aboriginal heritage items that are identified, will result in the alteration of a layout
and structure plan to include a new public open space or expand a public open space. This is in
counter to what Extent recommended, as previously noted, development can occur in areas of
moderate archaeological sensitivity.

Transport
The Transport Assessemnt undertaken by AECOM includes the following statement in reltion to
walking as a mode of transport in the Northern Gateway.

The transport plan recognises walking as an active and sustainable transport mode, and
encourages people to walk for transport, especially for trips within two-kilometre
catchments of origins and destinations. By encouraging more people to walk, and
combining more walking with public transport trips, is an effective way to free up capacity on
the transport system and reduce congestion in centres. The quality of the walking
environment within two kilometres of key destinations will influence walking as an option for
residents, workers and visitors within the five initial Aerotropolis precincts.
There are no mixed use or residential zones proposed within 2km of the hill top park identified within
the site. Further, much has been made of the steep topography. This goes to the question raised
earlier; who will use these spaces and how will they be paid for?
There are other issues of concern in relation to the road hierarchy and connections in this part of the
Agribusiness/Northern Gateway Precinct, not least of which the disconnect between the technical
report prepared by AECOM in terms of signalised intersection locations on Elizabeth Drive, and how
these are represented in the draft Aerotropolis Precinct Plan. This again highlights to inconsistency
between the technical supporting documents and the Urban Design and Landscape Reports. The
Precinct Plan is rigid and yet key decisions such as signalisation, which have the potential to alter an
entire network hierarchy have been left unresolved.
Sub-Arterial roads
There are two roads shown as sub-arterial connections to Elizabeth Drive in close proximity in the
Northern Gateway and Agribusiness Urban Design and Landscape Reports (Figures 10, 11 & 14). In
the draft Aerotropolis Precinct plan only one is shown in the Aerotropolis Framework on page 144
(and referred to as “Primary Arterial with a confirmed signalised intersection) and two shown again
on the Street Typologies plan on page 146.
Further, the location of the Sub-Arterial/Primary Arterial road to Elizabeth Drive at the western
location in the Agribusiness Precinct will involve significant investment in a bridge to overcome the
topography. Finally, as noted earlier, there is no opportunity for development in the front portion of
any of the individual land holdings on the northern side of Elizabeth Drive. Unlocking the developable
area will be unfeasible. The LPG Elizabeth Drive site is the key and has the potential to act as a
catalyst for development part of the Northern Gateway Precinct and the only opportunity for any
development to occur at all in the otherwise land locked Enterprise zoned land in the adjoining
Agribusiness Precinct.
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Figure 15: Access

Source: Draft Precinct Plan and Aerotropolis SEPP.

This presents a unique oportunity for the development of the site either under the Aerotropolis SEPP
prior to the finalisation of the Draft Precinct Plans or immediatley following albiet a much reduced
development footprint.

Alternative development scenario
As noted above, the LPG Elizabeth Drive site is the only parcel of land within the locality that connects
to Elizabeth Drive and runs through to the M12. In terms of early movers, there is no other
opportunity to provide direct access for land that is zoned Enterprise in the adjoining Agribusiness
Precinct or land to the west of the LPG site linking Luddenham Road.
LPG, working closely with Nettleton tribe have developed an alternative arrangement for the site that
will achieve the net developable area and open space balance as proposed in the draft Aerotropolis
Precinct Plan but in a manner that unlocks the central portion of the site for future development. The
proposed arrangement is consistent with and permissible under the EPI Enterprise zone.
The key advantages of this arrangement are:
•

Access onto Elizabeth Drive at a grade that will not result in the need for a bridge or
significant civil works or further land acquisition.

•

Unlocking land within the agribusiness precinct otherwise land locked from The Northern
Road

•

Maintaining key corridors of open space along the riparian zones and under Transmission Line
easements to maintain physical connectivity.

•

Preserving a visual connection to through the precinct north-south that utilises the existing
easements

•

Facilitating the development of the hill top parkland across the high point to the east.

•

Maintaining the opportunity for connections across Elizabeth Drive to the south.

•

Reducing the need for an overpass across the M12.
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•

Reducing the need to create access to the landlocked parcel to the west via The Northern
Road.

Figure 16: Alternative Arrangement

Source: Nettleton Tribe Partnership Pty Ltd, 2020

Figure 16 shows the LPG site and how it could be delivered as a standalone development site while
incorporating linkages east/west and north/south. It provides the opportunity for development with
an active frontage to Elizabeth Drive through those areas that are not challenged by the Environment
and Recreation zone. The blue-green grid has been maintained along the riparian zone and this also
coincides with the high value archaeological areas.
The arrangement for the site challenges the need for the additional fly-over the M12, rather providing
strong east/west links capturing the developable land within the sub-precinct.
A signalised intersection at Elizabeth Drive at this location is a more appropriate location given not
only the ownership pattern but also the topography.
The arrangement is sensitive to the key drivers articulated in the draft Aerotropolis Precinct Plan, to
objectives of which can be as readily achieved through the proposal layout as can be accommodated
in the draft Aerotropolis Precinct Plan.

Summary
Greater attention to detail needs to be given to the numerous documents uploaded for comment.
This submission has flagged inconsistencies that are avoidable and unacceptable in the plan as
significant as this one.
Precinct Planning at this scale is challenging. The Planning Partnership need to ensure that the scale
is not lost. Plans need to include a degree of flexibility that enables a strong, evidence-based
assessment at site level to be undertaken. When, after such a process, the result is a change,
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modification or amendment to the Precinct Plan this needs to be able to be accommodated in the
planning framework. A rigid, inflexible approach risks stalling development altogether.
The role that the Precinct Plan has in the assessment process needs further clarification. At present
the draft Aerotropolis Precinct Plan is contrary to the Aerotropolis SEPP. It prohibits uses that are
otherwise permissible in the Enterprise zone. This cannot be the case under the Environmental
Planning and Assessment Act in which only the EPI can designate land use.
The quantum of open space is excessive, particularly through the Enterprise zone. The SIC will only
fund 25% and it is unclear as to whether this includes land costs. Land has been rezoned and
revalued. Land that was previously rural is now an Enterprise zone. Council’s have already issued
notices of rate increases for 2021 based on the amended land value. Valuation is based in the EPI
zone not the Precinct Plan. The cost of delivering the regional open space will need to be financed.
There needs to be a clear and transparent process for how the NSW Government and Planning
Partnership propose to fund this and include guidance on when and how land will be acquired.
Finally, we have proposed an alternative development scenario that will enable the early movement
of the LPG Elizabeth Drive site and unlock other development within this part of the Aerotropolis
Precinct. The opportunity for individual land owners to development land in an orderly and efficient
manner based on evidence and consideration through a merit assessment needs to remain a
fundamental function of the planning framework.
Thank you for the opportunity to add to this process. Should you require further information as to any
of the matters raised above, please contact the undersigned on mobile 0438 744 384.
Yours sincerely

Liz Densley
Associate Director
Refer also Attachment 1: Kayandel Archaeological Services Cultural Heritage Advice

About Elton Consulting
We’ve been delivering trusted advice, contemporary services and practical solutions to
government, the private sector and community organisations for more than 25 years.
We work strategically and collaboratively to make a difference to cities and regions,
communities and organisations.
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