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1. EXECUTIVE SUMMARY
Celestino is supportive of Government’s vision for the Western Sydney Aerotropolis 
(WSA) to be an economic powerhouse, driving the productivity of Western Sydney and 
New South Wales through this century and beyond.   

As the largest private landowner within the WSA, Celestino believes that Sydney Science 
Park (SSP) is perfectly positioned to significantly contribute towards this vision. SSP is a 
once-in-a-generation new city that was rezoned by Penrith City Council with support 
from the State Government in 2016 for a range of residential, commercial, retail and 
educational uses, enabling a uniquely integrated mix of activities across the 312ha site. 
The current zoning allows development of 3,400 dwellings, a 30,000sqm retail centre 
and in excess of 440,000sqm of commercial and employment space with building 
heights up to 24m (no FSR applies). 

Celestino does not believe that the exhibited Western Sydney Aerotropolis Draft 
Precinct Plans (WSA Draft PP) can achieve Government’s vision for the WSA. Further, 
Celestino considers that the WSA Draft PP will result in an adverse planning outcome 
that will be contrary to the rezoning of SSP.  

Celestino’s key concerns with the draft WSA Draft PP are: 

• It ignores existing planning. The WSA Draft PP fails to recognise that SSP, with
the full support of Government, has been zoned for mixed use development
since 2016. This includes the disregard of current development consents issued
by Penrith City Council and existing Local and State Government Planning
Agreements. It will waste over ten years of investment in SSP by Celestino and
Government and threaten early activation of this once-in-a-generation new
city.

• It will abolish detached residential dwellings as a permitted use. The inability
to build detached houses jeopardises timely activation across the entire
Aerotropolis. Without suitable detached homes, there is little attraction for
people to move to the Aerotropolis in its formative years. This will cause a loss
of investment in business and related job opportunities and will fail to unlock
the additional housing supply that is needed in Western Sydney. Additionally,
the Covid-19 pandemic has cemented, if not increased, demand for quality
detached dwellings. The abolition of detached residential dwellings as a

permitted use will fail to meet the foreseeable future requirements of the 
community.  

• It establishes cost prohibitive and inefficient development controls. The
undisturbed soil network, floor space ratios and proposed road cross sections
will result in quality development becoming unviable with the consequential
loss of the urban outcomes desired by Government. For example, the area of
SSP encumbered by roads has increased by approximately 25% compared to
the existing approved masterplan, impacting 20 hectares of land and potentially
equivalent to 500 homes. The additional land taken up by roads will also
increase the maintenance burden on Penrith City Council which has a flow on
impact on the rate payers within the Local Government Area.

• It is rigid and inflexible. The planning instruments will force a proponent into
the preparation of a Planning Proposal or the master planning process (which
has yet to be finalised and the extent of the process is not yet known) to make
minor amendments to the Precinct Plan. The cumbersome and expensive
process will deter the development needed to make the Aerotropolis succeed.

• It will undermine existing commercial agreements. SSP has secured two
agreements for the delivery of key social and civil infrastructure. The ability to
build detached homes at SSP is fundamental to arrangements with the Catholic
Education Diocese of Parramatta (CEDP) for the delivery of a c$150-200m STEM
school and Sydney Water for the delivery of an Integrated Water Recycling Hub.
These types of critical social and civil infrastructure align with Government’s
vision for the precinct, but their viability will be threatened if the existing
planning controls that permit detached dwellings are not reinstated.

• It imposes an unnecessary cap on dwelling numbers. The cap on dwellings,
together with other proposed planning controls, will result in under- 
development of SSP. Under the proposed controls, based on a medium/high
density scenario, only 48% or 50ha of developable area would be utilised. This
is a poor planning and placemaking outcome and will result in approximately
55ha of prime unaffected development land not being utilised.

• It contains unviable employment/non-residential floor space thresholds. The
proposed change to thresholds means that the first 749 residential dwellings at
SSP requires 47,450m2 of employment floor area, as opposed to 10,000m2
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under the current planning controls. This represents an increase in initial capital 
investment of approximately $93M. 

• It does not consider existing site conditions. This has resulted in an inefficient 
structure plan.  Detailed field testing and investigation was not undertaken to 
determine existing site conditions and constraints including topography, soil 
conditions, existing stormwater management strategies and bulk earthworks 
strategies. 

Celestino believes that the issues we have raised above, and throughout this submission, 
can and should be resolved. We consider there to be two pathways to resolution: 

PLANNING PATHWAY- OPTION 1 

Celestino would like to work collaboratively with DPIE and WSPP to refine the WSA Draft 
PP and consequently the State Environmental Planning Policy (Western Sydney 
Aerotropolis) 2020 (WSA SEPP). We believe the following recommended changes will 
provide a balanced outcome for all stakeholders, particularly those within the highly 
strategic Northern Gateway, and will help achieve Government’s objectives and the 
vision for the WSA. 

• Acknowledge approved planning controls and endorsed strategies for SSP 

o Reinstate all permissible uses from the Penrith LEP 2010, including 
detached dwellings, in the WSA SEPP 2020. 

o Integrate the existing development consents for SSP issued by Penrith City 
Council. 

o Non-residential ratio and triggers to be consistent with the Penrith LEP 
2010 as it applies to SSP.  

o Adopt riparian corridor strategy endorsed by Natural Resources Access 
Regulator (NRAR).   

o Acknowledgement of all ecological assessments endorsed for SSP. 

o Acknowledge existing Aboriginal Heritage Impact Permits and subsequent 
clearances for SSP. 

• Adopt the hybrid masterplan outlined in this submission.  This masterplan is 
cognisant of ground truthing and field testing, existing development consents, 
proposed Luddenham Metro Station and associated roads.  Most importantly, it 

considers and achieves the key drivers and takeouts outlined in the WSA Draft 
PP. 

• Rationalise development controls and remove the cap on dwellings to better 
reflect the vision and aspirations of the WSA and SSP as a Specialised Centre 
underpinned by transport-oriented development principles in which residential 
density, commercial, retail uses are maximised within a walking catchment of 
the proposed Metro station. 

• Improve coordination and consistency with: 

o Sydney Metro for the proposed Luddenham Station (rail infrastructure, 
surrounding road networks, car parking and bus depot facilities). 

o the WSA SEPP Transit Corridors Map to address the Luddenham Road 
alignment. 

• Minor Variation Provision: Include a provision in the WSA SEPP and WSA Draft 
PP that allows the assessing authority to assess and determine minor variations 
to the WSA Draft PP. 

PLANNING PATHWAY-OPTION 2  

While our preference is to pursue Planning Pathway - Option 1, as an alternative, 
Celestino requests that SSP is excluded from the WSA Draft PP. In this instance, the 
Penrith LEP 2010 and Penrith DCP 2014 would continue to apply. Celestino would seek 
to work collaboratively with DPIE, WSPP and PCC on a suitable revised masterplan to 
ensure that the key principles of orderly development are achieved. 
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2. INTRODUCTION  
Celestino thanks the NSW Department of Planning, Industry and Environment (DPIE) and 
the Western Sydney Planning Partnership (WSPP) for the opportunity to provide this 
submission on the WSA Draft PP.  

Celestino’s land holdings span over 490 hectares within the WSA (refer to Figure 1). This 
submission is specific to Celestino’s landholding of approximately 312 hectares containing 
SSP, located at 565-609 Luddenham Road, Luddenham NSW 2745 (legally described as Lot 
1-2 & 4 DP1242470, Lot 4-5 DP1255721). The land is owned by Celestino entity Sydney 
Science Park Pty Limited. This submission builds upon the preliminary submission and 
presentation made to the WSPP, Penrith City Council (PCC) and Transport for NSW on 2 
February 2021.  

The submission details our concerns with the WSA Draft PP and provides proposed 
recommendations to address our concerns, which we believe need to be made to ensure 
the success of SSP as the key foundation of the Northern Gateway precinct, and the wider 
WSA. The recommendations within this submission are cognisant of the key drivers 
outlined within the WSA Draft PP, while addressing the unique nature of SSP as a site 
zoned for mixed use development since 2016. 

 

 

 

 

 

 

  

Figure 1: Celestino land holdings in context of Northern Gateway and Western Sydney 
Aerotropolis Area 
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3. BACKGROUND 
In 2016, SSP was subject to a Planning Proposal supported by all levels of Government. 
The rezoning process started in 2011 with the original SSP masterplan, which formed the 
basis of the planning controls that today allows a unique mix of education, employment, 
residential, retail and recreational uses to facilitate the creation of a mixed-use city. 

Under the current planning controls SSP is zoned to deliver:  
• A mixed-use town centre comprising 30,000sqm of retail floor space and in 

excess of 440,000sqm of commercial employment & education floor space with 
building heights up to 24m (no FSR applicable); 

• 3,400 dwellings; 
• New roads and infrastructure;  
• Landscaping, open space, sporting fields and parks. 

 

 TIMELINE 
2011 - Vision document for SSP presented to DPIE and PCC  
2015 - Gateway determination issued by DPIE 
2016 Site rezoned 

- State & Local Voluntary Planning Agreements executed 
- Agreement signed with Catholic Education Diocese of Parramatta to 

establish a STEM focused school with an estimated development 
cost of $150-200 million 

2017 - Precinct 1 Precinct Plan endorsed by PCC 
- First Development Consent issued by PCC 

2018 - Construction commencement 
- Relationship Agreement signed with CSIRO that establishes the 

Urban Living Lab at SSP 
2019 - Discussions with PCC and WSPP on WSA 

- Relationship Agreements signed with: 
o University of Technology Sydney 
o Nepean Blue Mountains Local Health District 

2020  - Agreement with Sydney Water to establish an Integrated Water 
Recycled Hub at SSP 

- Development applications lodged for built form pursuant to existing 
planning controls 

- Celestino submission on the WSA SEPP 
- Sydney Metro announces Station Precinct at Luddenham 
- Relationship Agreements signed with: 

o Westmead Medical Precinct 
o Australia's Nuclear Science and Technology Organisation 

Pymble Ladies College 
o NSW Smart Sensor Network 
o SPARK, the Centre for Innovative Medical Research 
o Centre for Organic Research & Education 

2021 - Preliminary submission and presentation on the Western Sydney 
Aerotropolis Draft Precinct Plans to WSPP, PCC and Transport NSW 

- Construction commencement on facilitation works associated with 
the Sydney Water Integrated Water Recycling Hub 

  
Figure 2- Existing Masterplan (Source: Penrith DCP 2014, E16 Sydney) 
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4. VISION 
Sydney Science Park is a $5 billion mixed-use smart city that will create an 
internationally recognised epicentre for STEM education, research and development, 
innovation, commercialisation and collaboration in the heart of the Western Sydney 
Aerotropolis.  

SSP has the vision to be a vibrant, integrated, and sustainable city, founded as a centre 
for disruption and innovation, where people can innovate, learn, live, play, and trade in 
a connected and responsive community.  

SSP will bring together leading innovators in industry, education, and business with a 
primary focus on the following research and development pillars: 

• Health 
• Food 
• Energy 
• Smart City  

SSP PARTNERS 

Celestino has undertaken extensive research and engagement both at a local and 
international level over many years to build partnerships and agreements with key 
stakeholders. Celestino is collaborating with these stakeholders to create some of the 
essential elements needed to establish a healthy, innovation ecosystem.  
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5. SUMMARY OF KEY CONCERNS 
Part 1: WSA SEPP 

Item Description Current Controls WSA SEPP that would apply to 
SSP when the Precinct Plan is 

made 

Recommended Amendment  Comments  

1. Permissible 
Land Uses – 
Mixed Use 
Zone 

Permissible: 
• Residential flat 

buildings; 
• exhibition homes; 
• exhibition villages; 
• helipads; 
• water recycling facilities; 
• Residential 

accommodation; 
 

Note: residential 
accommodation is defined as 
a building or place used 
predominantly as a place of 
residence, and includes any of 
the following— 
(a) attached dwellings, 
(b) boarding houses, 
(c) dual occupancies, 
(d) dwelling houses, 
(e) group homes, 
(f) hostels, 
(g) multi dwelling housing, 
(h) residential flat buildings, 
(i) rural workers’ dwellings, 
(j) secondary dwellings, 
(k) semi-detached dwellings, 
(l) seniors housing, 
(m) shop top housing, 
but does not include tourist 
and visitor accommodation or 
caravan parks. 

Prohibited: 
• Dual occupancies;  
• Dwelling houses;  
• Exhibition homes;  
• Exhibition villages; 
• Helipads  
• Rural workers’ dwellings; 
• Secondary dwellings;  
• Semi-detached dwellings 
• Transport depots; 
• Sewage treatment plants  
• Water recycling facility 
• Sewerage reticulation   
• Local distribution premises 
• Timber yards; 
• Warehouse or distribution 

centre; and 
• Rural supplies. 

Update SEPP to include 
additional permitted uses in 
Schedule 1, as previously 
permissible under Penrith LEP 
2010. Refer Appendix A 

A key pillar of Sydney Science Park’s vision is to work, live, 
trade, learn and play in the one community. The cornerstone 
to this vision is a variety of housing typologies including 
detached housing to cater for the various demographics that 
are critical for the success of non-residential land uses, such 
as employment, retail, commercial and education. 

The existing zoning permitting detached dwellings was 
enthusiastically supported by all levels of Government when 
the planning for SSP was conceived and approved.  

Detached dwellings are critical to the vision and early 
activation at SSP, and with it, the broader Northern Gateway 
precinct. Without suitable detached homes, there is little 
attraction for people to move to the Aerotropolis in its 
formative years. Relying solely on apartments and terraces, to 
the exclusion of detached dwellings in a greenfield site will 
not offer similar attractiveness to potential occupiers, 
particularly early occupiers. 

This will cause a loss of investment in business and related job 
opportunities and will fail to unlock the additional housing 
supply that is needed in Western Sydney. Additionally, the 
Covid-19 pandemic has cemented, if not increased, demand 
for quality detached dwellings. The abolition of detached 
residential dwellings as a permitted use will fail to meet the 
foreseeable future requirements of the community.  

Celestino supports Government’s vision for transport-
oriented development, in which residential density, 
commercial, retail uses are maximised within a walking 
catchment of the proposed Metro station. On this basis, 
Celestino would support appropriate attached dwellings in 
areas adjacent to the Metro. However, detached dwellings 
must be permitted in the areas further south and west of the 
Metro station to provide a strong foundation and basis for 
activation of SSP, and with it the Northern Gateway. 
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Item Description Current Controls WSA SEPP that would apply to 
SSP when the Precinct Plan is 

made 

Recommended Amendment  Comments  

2. Land Zoning 
Map 

N/A The WSA Draft PP does not align 
with the SEPP Land Zoning Map 
boundaries.  

We recommend that the WSA 
Land Zoning Map be updated to 
reflect a proposed, new hybrid 
masterplan for SSP included as 
Appendix B The new land 
zoning map is included as 
Appendix C. 
 
 

Please refer to Draft Precinct Plan Land Zoning Overlay Plan as 
Appendix D that demonstrates the inconsistencies between 
the WSA Draft PP and the WSA SEPP Land Zoning Map.  

Celestino proposes a hybrid masterplan be reflected in the 
WSA Draft PP that builds on existing development 
applications for SSP, both lodged and approved, and the best 
elements of the existing and proposed planning controls to 
achieve a development that meets the vision of Government 
and SSP.  

We have prepared a positioning document (Appendix E) that 
demonstrates the rationale for the new hybrid masterplan 
and how it fits with the structure plans contained in the WSA 
Draft PP.   

We have included the rezoning of 22.28ha of land currently 
zoned Enterprise on the western extent of SSP to Mixed Use 
in this new hybrid masterplan. This is based on land suitability 
(dictated by ANEC/ANEF 20 aircraft noise contour, 
topography, environment, ecological, heritage, urban design 
and engineering) and surrounding land uses.  

3. Land 
Reservation 
Acquisition 
Map 

Consistent with the VPA  No land for acquisition mapped 
within SSP  

We recommend that the Land 
Reservation Acquisition Map is 
reviewed and updated to 
include any proposed public 
infrastructure not currently 
catered for within the existing 
Voluntary Planning Agreement.  

Government should clarify whether it intends to update the 
land reservation acquisition map to include land within SSP 
that is shown on the WSA Draft PP being required for the 
purpose of transport, community and social infrastructure. 

4. Flexibility Clause 4.6 of the Penrith LEP 
allows flexibility to assess 
departures from the 
development controls.  

Any amendments (including 
minor amendments) to the WSA 
Draft PP requires a process of 
masterplanning and/or Planning 
Proposal. 

We recommend including a 
provision in the WSA Draft PP 
that is similar to clause 4.6 of 
the Penrith LEP, to allow the 
consent authority delegation to 
assess and determine variations 
in relation to the WSA Draft PP 
and the WSA SEPP. 

Mechanisms such as clause 4.6 of the Penrith LEP provide an 
appropriate degree of flexibility in applying the guidelines, 
objectives, and requirements to allow for better development 
outcomes without triggering the need for a Planning Proposal 
or masterplanning process. These processes are cumbersome 
and costly, and have the real potential to stifle development. 
This is particularly so in the case of SSP, where it has recent 
Government endorsement for its development but would 
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Item Description Current Controls WSA SEPP that would apply to 
SSP when the Precinct Plan is 

made 

Recommended Amendment  Comments  

need to undergo a time consuming and costly process to 
attempt to retain its existing position. 

It is also noted that the masterplanning process proposed by 
the WSA Draft PP has not yet been finalised and therefore the 
risk in undertaking such a planning mechanism is unknown. 
We have assessed the draft masterplanning process could 
take up to 36 months, a process which would be prohibitive 
and dampen any activity proposed for SSP (particularly in light 
of the fact that it has existing controls that would permit 
immediate development).  

 
Part 2: WSA Draft PP 

Item 
Description 

Current Controls Proposed Controls Recommended Amendment  Comments  

1. Non-residential 
development 
required prior 
to residential 
development. 

(Draft Precinct Plan 
Section 3.4.4 Floor 
space ratio in mixed 
use centres, 
Requirement LU2, 
Page 132) 

The Penrith LEP 2010 Part 7.24 
(6) (Refer to Appendix F) 
provides non-residential 
thresholds associated with the 
delivery of residential 
accommodation.  

The first threshold requires 
SSP to deliver 10,000m2 non-
residential GFA before 
delivering up to 749 dwellings. 

When the employment floor area 
in the Mixed-Use Zone is greater 
than 10,000sqm one residential 
dwelling for every 50sqm of 
employment floor area can be 
provided. 

This mechanism requires SSP to 
deliver 47,450m2 non-residential 
GFA before delivering up to 749 
dwellings. 

We recommend alignment with 
the existing controls so that a 
subdivision certificate must not 
be granted for the purpose of 
residential accommodation on 
land at SSP unless the following 
non- residential floor area 
triggers have been met:  

Residential 
Dwellings 
Permitted  

Non-residential 
development 
floor area 
(accumulative)  

0 – 749 10,000 m2 

750 – 1499 35,000 m2 

1,500 – 
2249 

75,000 m2 

2,250 + 150,000 m2 
 

SSP has been utilising the existing thresholds under the 
Penrith LEP to facilitate its planning and development to 
date. Celestino has submitted a built form development 
application for the delivery of the first 10,000m2 of non-
residential GFA, which will facilitate the delivery of the first 
749 residential dwellings. 

The changes to thresholds requiring 47,450 sqm of non-
residential floor area to deliver the first 749 residential 
dwellings as opposed to the current requirement of 10,000 
sqm (cost of investment c$118m compared to c$25m). An 
increase in initial capital investment of $93M is unviable 
and unjustified, particularly in circumstances where 
Government supported the non-residential floor area 
triggers applying to SSP when SSP was rezoned in 2016.  

This requirement is also onerous given the volume of 
enterprise land (employment/non-residential) that has now 
been zoned within the surrounding Northern Gateway 
Precinct and wider WSA. 
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Item 
Description 

Current Controls Proposed Controls Recommended Amendment  Comments  

This proposal would severely impair the viability of SSP and 
any chance of early activation within the Northern 
Gateway. 

Refer to Appendix G for the Program of the Employment to 
Residential dwelling ratio between existing and proposed. 
This demonstrates that in addition to the higher initial 
investment of $93M, it will take a significantly longer 
timeframe to establish SSP as the foundation to the 
Northern Gateway. 

With only two areas suitable (Northern Gateway & 
Aerotropolis Core) for residential development (dictated by 
ANEC/ANEF 20 aircraft noise contour) within the greater 
WSA region of 11,000 hectares, the ability to activate 
residential development more readily at SSP, whilst still 
delivering a substantial amount of non-residential 
development, will only help attract businesses to the WSA 
resulting in increased investment and job creation. 

2. Cap of 3,400 
dwellings 

(Draft Precinct Plan 
Section 3.4.4 Floor 
space ratio in mixed 
use centres, 
Requirement LU3, 
Page 132) 

SSP is subject to a Voluntary 
Planning Agreement (VPA) 
(Refer Appendix H) that 
provides a cap of 3,400 
dwellings. 

Development for the purpose of 
residential accommodation on 
land at SSP should not result in 
the total number of dwellings and 
lots used for the purpose of 
residential accommodation on 
land at SSP exceeding 3,400. 

Remove the cap on dwellings 
from the WSA Draft PP. 

This dwelling cap has been replicated from the existing 
planning controls and VPA. It is noted that there is no 
similar provision in the Aerotropolis Core Precinct.  

We do not consider that embedding the dwelling cap in the 
WSA Draft PP is necessary to manage dwelling yield at SSP. 
In our view, the dwelling cap in the VPA which will remain 
in place even after the WSA Draft PP is made, will provide 
an appropriate level of control over the dwelling numbers 
at SSP.    

Furthermore, we believe that managing yield could be 
implemented by the entry into other planning agreements 
or contribution instruments with Government at the 
relevant time. This approach has been adopted by PCC and 
Liverpool City Council in their Draft Aerotropolis 
Contributions Plan 2020. Refer to extract below from the 
draft plan.  
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Item 
Description 

Current Controls Proposed Controls Recommended Amendment  Comments  

 
At a macro level, embedding the caps in the WSA Draft PP 
would not result in best practice urban design, which in our 
view seeks to provide appropriate density around key 
amenity – particularly transport infrastructure. SSP 
encompasses most of the land around the proposed 
Luddenham Metro Station. Capping yield across SSP would 
also hamper Government’s priority for high density areas 
near Metro Stations.  

The cap on dwellings, together with the other proposed 
planning controls, will also result in underuse of SSP – refer 
draft Precinct Plan massing scenario plans in Appendix I. 
Under the proposed controls, based on a medium/high 
density scenario, only 48% or 50ha of developable area 
would be utilised. This is a poor planning and placemaking 
outcome and will result in approximately 55ha of 
development land not being utilised. 

3. Open Space 
(RE1 Zones 
Land) 

SSP has two outdoor sports 
fields under the Open Space 
Strategy based on Penrith 
Council VPA and riparian 
corridors endorsed by NRAR. 

No outdoor sports fields have 
been allocated within SSP. The 
closest field would be over 1km 
away. Further, the proposed 
strategy does not consider 
Celestino’s existing VPA 
deliverables, and current riparian 
corridor strategy endorsed by 
NRAR. 

Implementation of the proposed 
hybrid masterplan for SSP (refer 
to Appendix B) would allow for 
the sports fields under the 
current controls to be realised, 
which would also align with 
Celestino’s existing VPA 
obligations. The masterplan can 

The sports fields currently permitted at SSP are an integral 
part of our mixed-use masterplan, which aspires to provide 
open space amenity for not only future residents of SSP but 
also the educational facilities and non-residential 
development that are so important to the vision of SSP and 
the WSA.  

Proposing to locate sports fields over one kilometre south 
of the Strategic Centre in Enterprise zoned land will force 
residents, students and workers to commute to this 
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Item 
Description 

Current Controls Proposed Controls Recommended Amendment  Comments  

 be introduced via the WSA Draft 
PP. 
 
We also recommend that the 
open spaces and distribution of 
typologies in the WSA Draft PP 
be changed to align with the 
proposed Open Space Network 
Plan included as Appendix J 

amenity. We do not believe this aligns with Government’s 
objective to have walkable and liveable places. 

The open space network needs to appropriately allocate 
active and passive open space based on proposed land uses 
with acknowledgement of the existing VPA open space 
requirements and the NRAR endorsed riparian corridor 
strategy.  

4. Roads Road 
Hierarchy 

Road 
Reserve 

1. 
Commercial 
Road  

34m 

2. North-
South 
Boulevard 

34m 

3. City Road 31.5 
4. Connector 
Road  

20m 

5. Park Edge 
Road 

16m 

6. Access 
Street 

16.1m 

7. Laneways  8m 
 

Road Hierarchy Road 
Reserve 

1. Sub-Arterial   40m 
2. Sub- 
Arterial/Local 
Collector-USN 

40m 

3. Local 
Collector  

30m 
 

4. Local 
Collector 

30m 

5. Park Edge 
Road 
Equivalent 

N/A 

6. High Street 22-25m 
7. Laneway 
Equivalent  

N/A 

 

We recommend that the 
proposed hybrid masterplan for 
SSP included as Appendix B be 
implemented via the WSA Draft 
PP, as this would ameliorate 
some of the concerns we have 
with the increase in road 
reserves and hierarchies. 
 
We also recommend that the 
road hierarchy and road reserves 
be updated as per Appendix K. 

Overall, the typical road cross sections in the WSA Draft PP 
propose wider road reserves than SSP’s current controls, 
resulting in the loss of significant developable land while 
increasing construction costs.  

Government’s objectives of the wider road reserves such as 
canopy cover could still be achieved with narrower road 
reserves. 

Road reserves consistent with the current LEP/DCP need to 
be adopted so there is consistency with the development 
consents that Celestino has validly obtained in accordance 
with the existing planning controls.  

Our assessment indicates that if a similar road network 
(road length and road hierarchy) is adopted approximately 
36% of the SSP site would be taken up by roads compared 
to the current masterplan at 28%. This is a substantial 
increase in land area (extra 20ha equating to approximately 
500 residential lots based on 25 Lots/ha) to be used for 
road reserves which has a substantial impact on viability 
and is totally out of alignment with our existing controls.  

A high level analysis of comparable roads (Current DCP Vs 
Precinct Plan cross sections) is included as Appendix L. The 
analysis reinforces the loss of developable land and 
increase in construction costs. 

5. Built Form 
Controls: 

Floor Space Ratio 
(FSR) 

No requirement 1:1 – 3:1 Update the floor space ratio map 
as per Appendix M that aligns 
with our proposed hybrid 
masterplan.  

Floor space ratios have been reassessed to ensure that 
appropriate densities can be achieved with particular 
emphasis around the proposed Metro station (800m 
walking catchment). 
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Item 
Description 

Current Controls Proposed Controls Recommended Amendment  Comments  

6. Site Coverage Detached dwellings- 65% 
Small lot housing- 70% 
Other- 80% 

High density mixed use 60% 
Medium density mixed use 50% 
Employment – business and light 
industrial 60% 
Employment – large format 
industrial 70% 

Government should clarify: 
• whether the site coverage is 

to be used as a guide only  
• the mechanisms to use 

adjacent open spaces in the 
site coverage calculations.   

The existing planning controls and approvals for SSP have 
more flexibility in relation to site coverage, with higher 
percentages permitted than the proposed site coverage 
with the WSA Draft PP. There is no discernible justification 
for this change. 

During our workshop with the Western Sydney Planning 
Partnership on the 2 February 2021, we were advised that 
site coverage is not a restriction but rather a guide in which 
permeable areas and canopy cover within roads and open 
space could be considered when calculating the site 
coverage of a site. WSPP should clarify this position. 

Furthermore, the WSA Draft PP should permit and provide 
the parameters for the relevant Planning Authority to 
assess each application for changes to site coverage based 
on its merits if a better outcome for the development is 
achieved. 

7. Existing 
Development 
Consents and 
Development 
Applications 
lodged prior to 
Precinct Plan 
endorsement 

Generally, consistent with 
LEP/DCP. 

Inconsistency between the draft 
Precinct Plan and Existing 
Development Consents and 
Development Applications 
lodged. 

To ensure that existing and 
pending approvals can be acted 
upon, we recommend that the 
proposed hybrid masterplan for 
SSP be updated within the 
Precinct Plan as per structure 
plan included as Appendix B.   

Refer to Appendix N for a plan showing our existing 
development consents and applications lodged. 

These existing and pending approvals have not been 
accounted for in the WSA Draft PP. Without amendment to 
the WSA Draft PP, proceeding on any development 
approval would trigger a planning proposal or the 
masterplanning process, which creates an unnecessary, 
expensive and time-consuming process for both Celestino 
and Government. It also calls into question the fact that the 
existing approvals were validly obtained under the existing 
planning controls but are now being overridden by 
Government.  

The masterplanning process should also be clarified by 
Government without delay so that stakeholders are fully 
apprised of what they may have to do to achieve planning 
outcomes that allow them to act on existing approvals.  

Additionally, the WSA Draft PP should be amended to 
integrate with the current SSP DCP, which has been in place 
since 2016. It is deeply regrettable that the validly 
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Item 
Description 

Current Controls Proposed Controls Recommended Amendment  Comments  

approved existing DCP and zoning of SSP have been ignored 
by both the SEPP and the draft Precinct Plan. 

8. Metro 
Environmental 
Impact 
Statement 
dated October 
2020 

Generally aligned. Inconsistency in road networks 
between the WSA Draft PP and 
Metro Environmental Impact 
Statement dated October 2020. 

We request that the masterplan 
for SSP be updated within the 
WSA Draft PP as per the hybrid 
masterplan included as Appendix 
B. 

Through engagement with Metro we have incorporated 
road networks into our hybrid masterplan that, if 
implemented via the WSA Draft PP, would align with 
Metro’s preferred road network. 

 

9. SEPP (WSA) 
2020 Transit 
Corridors Map 

Generally aligned. Inconsistency between the WSA 
Draft PP and SEPP Transit 
Corridors Map. Luddenham Road 
alignment within the draft 
Precinct Plan is inconsistent with 
the Arterial Road Corridor 
mapped. 

We request that the masterplan 
for SSP be updated within the 
WSA Draft PP as per the hybrid 
masterplan included as Appendix 
B. 

We have incorporated the Luddenham Road alignment as 
per the SEPP Transit Corridors Map into our hybrid 
masterplan.  Refer to Appendix O demonstrating the 
inconsistencies. 

10. Undisturbed 
Soil Network 
Principles 

Not Applicable. Undisturbed 
Soil Network Principles do not 
apply and have not been 
considered in the detailed 
design 

Undisturbed Soil Network 
Principles are included within the 
WSA Draft PP and so would be a 
new control applying to SSP. 

We recommend removing 
Undisturbed Soil Network 
Principles. 
 

The design, construction and ecological limitations when 
applying the proposed Undisturbed Soil Network principles 
will be significant. Particularly:  

• Existing Soil Conditions- viability of plant growth due 
to the poor quality of existing soils because of historic 
agricultural uses. Desired ecological outcomes will not 
be achieved.  

• Road Design- basic engineering road design principles 
and road safety requirements conflict with 
Undisturbed Soil Network Principles requirements. 
Specifically, Austroads Guide to Road Design road 
user safety outcomes would not be satisfied. Refer to 
preliminary grading of Undisturbed Soil Network 
Principles roads included as Appendix P. 

• Riparian/Road Interface- likely loss of developable 
land (approximately 25ha) due to the transition 
requirements between riparian corridors and 
interfacing roads prescribed by the Undisturbed Soil 
Network Principles. Refer cross sections included in 
Appendix Q showing interface and transition from the 
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Item 
Description 

Current Controls Proposed Controls Recommended Amendment  Comments  

Undisturbed Soil Network riparian corridors to 
development lots.  

• Riparian Corridors- viability of design and construction 
of trunk drainage and impact on 1:100-year flood 
levels and extent. This will result in additional land 
being impacted by the 1:100-year flood extent. 

• Importation of Fill Material- likely increased reliance 
on imported material for filling rather than a cut/fill 
balanced approach.  

• Amenity- the inability to deliver quality open space 
amenity with accessibility and walkability which are 
key principles of the vision for the Pakland City. 

11. Waterways, 
Vegetation and 
Riparian 
Corridors 
Mapping 

Generally, in accordance with 
the NRAR endorsed riparian 
corridor strategy. 

Inconsistent with field survey and 
NRAR endorsed riparian corridor 
strategy. 

We request that the masterplan 
for SSP be updated within the 
Precinct Plan as per the hybrid 
masterplan included as Appendix 
B. 

Significant consultation with NRAR and Penrith City Council 
has taken place in developing the riparian corridor strategy. 
This should be acknowledged within the WSA Draft PP. 

Refer attached a plan of NRAR Endorsed Creeks under 
Appendix R. 

12. Arterial and 
Sub-arterial 
roads 

Collector roads are catered for 
in the DCP. There has been no 
allocation of Arterial and Sub 
Arterial roads. 

Arterial and Sub Arterial roads 
within the WSA Draft PP. 

We request that the masterplan 
for SSP be updated within the 
Precinct Plan as per the hybrid 
masterplan included as Appendix 
B. 

The Arterial and Sub Arterial 
Roads have been incorporated as 
outlined in the WSA Draft PP. 
These roads should be 
considered in any contribution 
plans. 

Celestino’s obligations to deliver road infrastructure under 
its existing local VPA has not been considered in the 
distribution of social and civil infrastructure within the WSA 
Draft PP.  It is unclear how the public infrastructure 
(proposed within the WSA Draft PP) above and beyond 
current VPA obligations are to be acquired and funded by 
Government.  

Furthermore, the proposed Arterial and Sub-arterial roads 
within SSP benefits a wider catchment due to key east west 
and north south links as outlined within the WSA Draft PP. 
The land dedication and construction of these roads is not 
business as usual and needs to be considered with the 
wider Aerotropolis contributions plan. 

13. Aboriginal 
Heritage and 
AHIP’s 

Aboriginal Heritage Impact 
Permits received, and salvage 
works completed. 

Not considered There should be no items 
mapped for potential 
conservation corridors and 
aboriginal sensitivity sites within 
SSP. 

Aboriginal Heritage Impact Permits and associated site 
salvage works in SSP have been completed and should be 
acknowledged. 

We have attached a copy of the Aboriginal Heritage Impact 
Permit and subsequent confirmation of salvage works 
under Appendix S. 
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Item 
Description 

Current Controls Proposed Controls Recommended Amendment  Comments  

14. Social, 
community and 
cultural 
infrastructure 

Contributions for: 
- Library 
- Cultural Facilities 
- Affordable Housing 
- Branch and central library 
- Active Open Space (ovals, 

cricket pitches, soccer 
fields or equivalent fields) 

- Passive Open Space 
- Riparian Planting 
- District Open Space 
- Community Facility 
- Water Sensitive Urban 

Design and wetland 
facilities 

- Public Art 

Allocated: 
- Aged care  
- Other education 
- Primary school  
- District library 
- 2 x District/local community 

facilities 
- District Indoor sports 

facilities 
- Outdoor sports courts 
- Local cultural facility 
- Childcare 

We request the social, 
community and cultural 
infrastructure be reviewed and 
updated in the WSA Draft PP so 
that: 

• appropriate amenity that 
aligns with Government’s 
stated objectives for the 
WSA are delivered; and 

• the amenity in some way 
aligns with Celestino’s 
existing VPA commitments. 

 

Less amenity will be delivered to the future community of 
SSP under the WSA Draft PP and needs to be reconsidered. 
Furthermore, Celestino has already committed under its 
VPAs for SSP to deliver certain infrastructure. This has not 
been taken into account in the WSA Draft PP. 
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6. CONCLUSION 
Celestino would like to thank DPIE and WSPP for the opportunity to review and provide 
comments on the WSA Draft PP. We appreciate the work that has gone into the 
preparation of the Western Sydney Aerotropolis Planning Package.  

Celestino is supportive of the broad vision for the WSA to be an economic powerhouse, 
driving the productivity of Western Sydney and New South Wales through this century 
and beyond. As a strategically important development that has been zoned for mixed 
use development since 2016, Celestino believes that SSP is perfectly positioned to 
significantly contribute towards this vision.  

However, for the reasons detailed in this submission, Celestino does not believe that the 
WSA Draft PP is capable of achieving Government’s vision. We have by this submission 
demonstrated where the WSA Draft PP will not result in the desired planning outcomes, 
or will be contradictory to the existing planning approvals for SSP. 

In summary, Celestino’s key concerns with the WSA Draft PP are: 

• It ignores existing planning;  

• It will abolish detached residential dwellings as a permitted use; 

• It establishes cost prohibitive and inefficient development controls; 

• It is rigid and inflexible; 

• It will undermine existing commercial agreements; 

• It imposes an unnecessary cap on dwelling numbers; 

• It contains unviable employment/non-residential floor space thresholds; and 

• It does not consider existing site conditions. 

Celestino believes that its concerns with the WSA Draft PP can be resolved and proposes 
two alternate planning pathways to resolution for Government’s consideration. 

PLANNING PATHWAY- OPTION 1 

Celestino would like to work collaboratively with DPIE and WSPP to refine the WSA Draft 
PP (and consequently the State Environmental Planning Policy (Western Sydney 
Aerotropolis) 2020 (WSA SEPP)). We believe the proposed recommendations within our 

submission ensure a balanced outcome for all stakeholders within the Northern 
Gateway and will help achieve Government’s objectives and the vision for the 
Aerotropolis. In summary, our recommendations are: 

• Acknowledge approved planning controls and endorsed strategies for Sydney 
Science Park 

- Reinstate all permissible uses from the Penrith LEP 2010, including detached 
dwellings, in the WSA SEPP 2020. 

- Integrate the existing development consents for SSP issued by Penrith City 
Council. 

- Non-residential ratio and triggers to be consistent with the Penrith LEP 2010 as it 
applies to SSP.  

- Adopt riparian corridor strategy endorsed by Natural Resources Access 
Regulator.   

- Acknowledge all ecological assessments endorsed for SSP.  
- Acknowledge existing Aboriginal Heritage Impact Permits and subsequent 

clearances for SSP. 

• Adopt the hybrid masterplan outlined in our submission.  This masterplan is 
cognisant of ground truthing and field testing, existing development consents, 
proposed Luddenham Metro Station and associated roads.  Most importantly, it 
considers and achieves the key drivers and takeouts outlined in the WSA Draft PP. 

• Rationalise development controls and remove the cap on dwellings to better reflect 
the vision and aspirations of the Aerotropolis and SSP as a Specialised Centre 
underpinned by transport-oriented development principles in which residential 
density, commercial, retail uses are maximised within a walking catchment of the 
proposed Metro station. 

• Improve coordination and consistency with: 

- Sydney Metro for the proposed Luddenham Station (rail infrastructure, 
surrounding road networks, car parking and bus depot facilities). 

- the State Environmental Planning Policy (Western Sydney Aerotropolis) 2020 
Transit Corridors Map to address the Luddenham Road alignment. 
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• Minor Variation Provision: Include a provision in the WSA SEPP 2020 and WSA Draft 
PP that allows the assessing authority to assess and determine minor variations to the 
Precinct Plan. 

PLANNING PATHWAY-OPTION 2  

Our preference is to pursue proposed Planning Pathway - Option 1 as outlined above. 
However, as an alternative, Celestino requests that SSP be excluded from the WSA Draft 
PP. In this instance, we request that the Penrith LEP 2010 and Penrith DCP 2014 
continue to apply. Celestino would seek to work collaboratively with DPIE, WSPP and 
PCC on a suitable revised masterplan to ensure that the key principles of orderly 
development are achieved. 

 
 
 
 
 

 

 

 
 



 

 

 

 

 

APPENDIX A 

Penrith LEP 2010 – Schedule 1 Additional Permissible Uses 

  



Penrith Local Environm
ental Plan 2010 

 Schedule 1 A
dditional perm

itted uses 

34   U
se of certain land at 565–609 Luddenham

 R
oad, Luddenham

 (Sydney Science Park) 

(1)  This clause applies to land at 565–609 Luddenham
 Road, Luddenham

, being Lot 201 and part of Lot 202, 
D

P 1152191, that is identified as “Sydney Science Park” on the C
lause A

pplication M
ap. 

(2)  D
evelopm

ent for the purposes of electricity generating w
orks, exhibition hom

es, exhibition villages, 
helipads, light industries, research stations, w

ater recycling facilities, w
ater reticulation system

s and w
ater 

storage facilities is perm
itted w

ith developm
ent consent on the land to w

hich this clause applies that is in 
Zone B

4 M
ixed U

se. 

(3)  D
evelopm

ent for the purposes of agricultural produce industries, attached dw
ellings, dual occupancies, 

dw
elling houses, electricity generating w

orks, exhibition hom
es, exhibition villages, helipads, hom

e-based 
child care, hom

e businesses, hom
e occupations, m

ulti dw
elling housing, research stations, residential flat 

buildings, secondary dw
ellings, sem

i-detached dw
ellings, serviced apartm

ents, sew
erage system

s, shop top 
housing, veterinary hospitals, w

ater recycling facilities, w
ater reticulation system

s and w
ater storage 

facilities is perm
itted w

ith developm
ent consent on the land to w

hich this clause applies that is in Zone B
7 

B
usiness Park. 

 

https://www.legislation.nsw.gov.au/view/html/inforce/current/epi-2010-0540/maps


 

 

 

 

APPENDIX B 

Proposed Hybrid Masterplan 

 

  



PROPOSED HYBRID URBAN DESIGN FRAMEWORK
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Finer grain employment area.
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Creek to creek connection with linear park.

Luddenham Road.

Paired street to Luddenham Road.
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- Incorporates existing Development Consents

- Incorporates SEPP Transit Corridors Map

- Ground truthing & field testing

- Riparian corridor assessment endorsed by NRAR

- Retains key connections outside SSP site

The proposed plan addresses all key take outs outlined 
in the Draft Aerotropolis Precinct Plan:
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APPENDIX C 

Proposed Land Zoning Map 



Figure 7	 Land Zone Plan
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APPENDIX D 

Draft Precinct Plan Land Zoning Overlay 
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SYDNEY SCIENCE 
PARK VISION
Sydney Science Park (SSP) is a $5bn mixed-use smart city that 
will create an internationally recognised epicentre for research, 
development, education, commercialisation and innovation in the 
heart of Western Sydney.

SSP has the vision to be a vibrant, integrated and sustainable 
city, founded as a centre for disruption and innovation, where 
people can innovate, learn, live, play and trade in a connected and 
responsive community.
SSP will bring together leading innovators in industry, education and business with a 
primary focus on the following research and development pillars:

	▪ Health
	▪ Food (high-tech production, storage and bio-security)
	▪ Energy
	▪ Smart city and urban development (including  water and waste)

Zoned and ready to go 
Sydney Science Park was zoned in 2016 for mixed uses through B4 and B7 zones 
allowing employment, education, residential and retail across a seamless area  larger 
than Macquarie Park. 

Since rezoning there have been many positive planning and infrastructure 
announcements including: 

	▪ The Commonwealth Government commitment to build the Western Sydney 
International Airport (3km from SSP) by 2026;

	▪ The joint State-Commonwealth Government commitment to deliver Stage 1 of the 
North-South rail corridor (through SSP) by 2026;

	▪ Sydney Water & Celestino partnership to deliver an innovative onsite integrated 
water reycling hub to provide staged water, wastewater and recycled water 
services by late 2021.

Current Zoning 
Current zoning allows Celestino to deliver: 

	▪ 340,000m2 of commercial and research floorspace
	▪ 100,000m2 of education space for education providers
	▪ 3,400 residential accommodation (including detached dwellings)
	▪ Vibrant town centre with a mix of retail, commercial, education and residential
	▪ Passive and active recreational spaces
	▪ Playgrounds and sporting facilities
	▪ Extensive bicycle and walking paths
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PROJECT TIMELINE

Site acquired

Vision document presented to 
DPIE & Penrith Council 

Gateway determination issued

Precinct 1 Precinct Plan 
endorsed
First Development Consent 
Issued

Site rezoned 
State & Local Voluntary Planning Agreements 
Executed
Commercial Agreements with Catholic Education 
Diocese of Parramatta)

Submission on the Draft Western Sydney Aerotropolis 
SEPP
Sydney Metro announces Station Precinct at SSP 
(Luddenham Station)
Relationship Agreement with the following:

	▪ Westmead Medical Precinct
	▪ ANSTO
	▪ Pymble Ladies College
	▪ NSW Smart Sensor Network
	▪ SPARK
	▪ CORE

Construction commencement
Relationship Agreement with 
CSIRO

Commercial Agreement with 
Sydney Water
In discussions with Council 
and Western Sydney Planning 
Partnership on WSA
Relationship Agreement with 
University of Technology Sydney
Relationship Agreement with 
Nepean Blue Mountains Local 
Health District

Preliminary submission and presentation on the 
Western Sydney Aerotropolis Draft Precinct Plans to 
WSPP, PCC and Transport NSW
Construction commencement on facilitation works 
associated with the Sydney Water Integrated Water 
Recycling Hub

2010

2011

2015

2017

2018

2019

2016

2020

2021

BACKGROUND 

Figure 1	 Sydney Science Park in context of Northern Gateway and Western Sydney Aerotropolis Area
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Figure 2	 Precinct Plan (Source: Penrith DCP, 2004)

The Penrith DCP 2014 - SSP E16 depicts the Precinct Plan 
as an integrated employment, educational and residential 
community supported by a connected open space and 
street network. 

It outlines the following:
	▪ Deliver a social, economic and environmental sustainable 

community through integrated land use and transport 
planning;

	▪ Deliver community facilities, education, shopping and 
employment opportunities that will be walkable, cycle-able 
and enhanced with transport services;

	▪ Provide a variety of employment and workplace 
opportunities and a diversity of housing types and tenure 
choices that will be contained in a compact urban form;

	▪ Respond to the importance of the future rail line extension 
and proposed station;

	▪ Provide for a higher order road hierarchy that has been 
developed in a manner that provides for flexibility of 
development of various land uses;

	▪ Establish two east west connectors that represent key 
structural elements of the site;

	▪ Provide a grid street hierarchy that promotes permeable 
connections and accessibility, trip containment, walking, 
cycling and use of public transport;

	▪ Establish sustainable street activity though a town centre 
with a ‘main street’ style retail, commercial and housing 
mix;

	▪ Provide a range of housing densities and dwelling types for 
all demographics; and

	▪ Provide an extensive passive and active open space and 
landscape network that shapes an identity and character 
responsive to the topography of the site, and integrates a 
livable, robust network of parks, reserves, corridors and 
streetscapes.

CURRENT MASTERPLAN
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PRECINCT PLAN FRAMEWORK
WESTERN SYDNEY AEROTROPOLIS PLAN

NORTHERN GATEWAY URBAN DESIGN FRAMEWORK
NORTHERN GATEWAY PRECINCT PLAN

Figure 3	 Sydney Science Park in context of the Northern Gateway Precinct and wider Western Sydney 
Aerotropolis Precinct  (Source: Draft Aerotropolis Precinct Plan, Draft for Public Comment)

Figure 4	 Sydney Science Park in context of the Northern Gateway Precinct 				  
(Source: Draft Aerotropolis Precinct Plan, Draft for Public Comment)

LEGEND

SSP Boundary

Proposed Metro Station

Northern Gateway Precinct

Aerotropolis Precinct

LEGEND

SSP Boundary

Proposed Metro Station

Northern Gateway Precinct

Specialised Centre (Mixed 
Use)

Centre (Non Residential)

Business and enterprise

Education

Indoor Recreation and 
Community

Mixed Use

Metro alignment
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DRAFT AEROTROPOLIS PRECINCT PLAN

KEY DRIVER 1: CONNECTING TO 
COUNTRY

KEY DRIVER 5: CIRCULAR ECONOMY

KEY DRIVER 3: GREAT PLACES KEY DRIVER 4: TRANSPORT 
INVESTMENT & JOBS

KEY DRIVER 7: URBAN COMFORT & 
GREEN STREETS

KEY DRIVER 8: MARKET FACTORS

KEY DRIVER 2: LANDSCAPE LED

KEY DRIVER 6: A RESILIENT CITY
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KEY TAKEOUTS
Specialised Centre. A hub with focus on innovation, 
science, technology as well as other mix of uses 
such as housing. Contains Metro station. Integrated 
with the creek parkland

Local centre, each with its own focus and amenity 
(non-residential).

Mixed used zoning to support the strategic centre 
and other enterprise areas throughout the precinct.

Finer grain employment area with smaller building 
types on steeper land. Lot sizes are smaller to 
minimise extent of cut and fill associated with larger 
scale building typologies.

Riparian Parks/creeks, open space and existing 
woodland retained. In lower risk flood zones these 
areas contain active recreation and a range of 
shared passive open spaces.

Creek to creek connection with linear park provide 
active recreation and a range of shared passive open 
spaces up valleys and connecting development over 
the ridge line.

Luddenham Road. This is the primary urban 
roadway and serves as the major freight and 
regional rapid bus corridor.

Paired street to Luddenham Road. This is a major 
structuring spine and will serve as a main frequent 
bus and active transport corridor.

Remnant woodland becomes conservation area.

Potential strategic crossing over the Warragamba 
Pipeline to improve connectivity to the Greater 
Penrith to Eastern Creek (GPEC) investigation area. 
New road bends slightly to cross pipeline next 
to Metro line. This would also serve as an active 
crossing.

Potential for another strategic crossing over the 
pipeline to further improve connectivity of the 
Aerotropolis with the GPEC area.

1
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4

7

8

10

11

12

13

14

NORTHERN GATEWAY URBAN DESIGN FRAMEWORK - SYDNEY SCIENCE PARK

Figure 5	 Sydney Science Park Urban Design Framework  (Source: Northern Gateway Precinct Urban Design Report, Draft for Public Comment)
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M

Notes:
1. The principles are organised as per Northern Gateway Urban Design & Landscape Report
* As endorsed by NRAR
** Principle is not supported (refer detailed submission)

Celestino is proposing a Hybrid Masterplan to be incorporated into the Precinct Plan. This plan seeks to 
adopt some key precinct principles and allows for development to progress within existing approvals.

Metro

1. CONNECTING TO COUNTRY 5. UNDISTURBED SOIL NETWORK**

NOT SUPPORTED

5. KEY STREETS

3. PRESERVE & PROTECT 
LANDSCAPE ECOLOGY

2. PRESERVE & PROTECT 
WATER ASSETS*

NORTHERN GATEWAY - SYDNEY SCIENCE PARK 
PRECINCT PRINCIPLES & STRUCTURE

7. LOCAL CENTRES 8. INTEGRATION & CONNECTIVITY WITH 
AEROTROPOLIS & CONTEXT

6. PRECINCT STRUCTURING PRINCIPLE
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PROPOSED HYBRID URBAN DESIGN FRAMEWORK
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HILL TOP PARK
LOCAL 
CENTRE

SYDNEY WATER 
TREATMENT 

SITE

SSP BOUNDARY

Figure 6	 Sydney Science Park Proposed Structure Plan

11

8

KEY TAKEOUTS

OTHER CONSIDERATIONS

Specialised Centre. 

Local centre.

Mixed used zoning.

Finer grain employment area.

Riparian Parks/creeks and open space.

Creek to creek connection with linear park.

Luddenham Road.

Paired street to Luddenham Road.

Remnant woodland becomes conservation area.

Potential strategic crossing over the 
Warragamba Pipeline.

Potential for another strategic crossing over the 
pipeline.

- Incorporates existing Development Consents

- Incorporates SEPP Transit Corridors Map

- Ground truthing & field testing

- Riparian corridor assessment endorsed by NRAR

- Retains key connections outside SSP site

The proposed plan addresses all key take outs outlined 
in the Draft Aerotropolis Precinct Plan:

1
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4

7

8

10

11

12

13

14
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Figure 7	 Land Zone Plan

PROPOSED LAND ZONING MAP

LEGEND

Sydney Science Park 
Boundary

Precinct Plan Boundary

MU Mixed Use

SP2 Infrastructure - 
Sydney Water Treatment 
Plant
Major Infrastructure 
Corridor
ENZ Environment and 
Recreation

ENT Enterprise

Creeks upstream need to 
follow topography. Zoning 
to be updated in  SEPP
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F 
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SSP BOUNDARY

M
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Figure 8	 Heritage: Areas of Aboriginal Cultural Sensitivity and listed Heritage Items

HERITAGE PLAN

LEGEND

Sydney Science Park 
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Precinct Plan Boundary

Aboriginal Cultural 
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Archaeological Site 
Locations

Archaeological Site Areas
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SSP BOUNDARY

Notes:
 AHIPS obtained for entire site. All salvage work has been completed.
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Figure 9	 Conservation Corridors

POTENTIAL CONSERVATION CORRIDORS

LEGEND

Sydney Science Park Boundary

Precinct Plan Boundary

Open Space

Creek line

Vegetation

Potential aboriginal heritage sites should be connected 
to its associated nearby creek / watercourse with open 
space
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Figure 10	Wianamatta-South Creek Corridor Indicative WSUD Basins

INDICATIVE WSUD DRAINAGE BASIN LOCATIONS

LEGEND

Sydney Science Park 
Boundary

Precinct Plan Boundary

Indicative WSUD basin 
location and size. Subject 
to detailed engineering 
design

Waterbody

Creek Line
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SSP BOUNDARY

Notes:
 Water Basin locations are indicative only
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Figure 11	Undisturbed soil network

UNDISTURBED SOIL NETWORK - NOT SUPPORTED

LEGEND

Sydney Science Park 
Boundary

Precinct Plan Boundary

Undisturbed soil within 
creeks riparian corridors 
and broader landscape 
parklands

Interconnected and 
undisturbed soil system
Within the urban fabric
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SSP BOUNDARY

Notes:
USN is not supported (refer detailed submission)
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Figure 12	Open Space Network

OPEN SPACE NETWORK

LEGEND

Sydney Science Park 
Boundary

Precinct Plan Boundary

Riparian Parklands 

Ridgeline and Hilltop Parks

Urban Parks and Pocket 
Parks

Sporting Fields

Streetscape
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NT
 O

F 
PR

EC
IN

CT
 P

LA
N

LUDDENHAM ROAD

SSP BOUNDARY

Note:
Additional Pocket Parks will be provided throughout the precinct. Subject to detail design
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Figure 13	Waterways, Vegetation and Riparian Corridors

WATERWAYS, VEGETATION AND RIPARIAN CORRIDORS
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Precinct Plan Boundary

HEV waterways and water 
dependent ecosystems 
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Waterways
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Figure 14	Scenic & Cultural Connection Plan

SCENIC & CULTURAL CONNECTION

LEGEND

Sydney Science Park Boundary

Precinct Plan Boundary

Existing remnant vegetation - framing long views

Open space on ridgetops or local high points

Creek to ridgetop connection through open space 
(visual and physical)

Creek to creek connection through open space

Views from streets towards the creeks and 
broader landscape (street grid oriented to 
terminate on a view towards creeks and ridge top)
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Figure 15	Transport Network Plan

TRANSPORT NETWORK

LEGEND

Sydney Science Park 
Boundary

Precinct Plan Boundary

M Metro Station

Metro Line
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SSP BOUNDARY

Road
Primary Arterial Road - 
60m
Primary Arterial Road - 
Arterial Bus - 34m
Secondary Arterial Road 
- 31.5m

Bus Routes

Rapid Bus Corridor

Local Bus Routes - 
principal routes

Signalised Intersection

Key Signalised 
Intersection

Notes:
Local Bus Routes are indicative, subject to further investigation.

	 Sydney Science Park  Positioning Document	 19



Figure 16	Active Transport Plan

ACTIVE TRANSPORT

LEGEND

Sydney Science Park 
Boundary

Precinct Plan Boundary
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Principal Regional Cycle 
Path Network (off road)
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Streetscape
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Figure 17	Street Hierarchy Plan

STREET HIERARCHY & NETWORK
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LEGEND

Sydney Science Park 
Boundary
Precinct Plan Boundary

M Metro Station

Metro Line

60m - LUDDENHAM Road

34m - Commercial Road 

31.5m - City Road

31.5m - Green Avenue

20m - Local Street 

16m - Park Edge Street 

17.6m - Local Road
Notes:
* Local roads and laneways are subject to further development applications
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STREET SECTIONS

COMMERCIAL ROAD - 34M
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STREET SECTIONS

CITY ROAD - 31.5M
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PARK AVENUE - 31.5M
1:100@A3
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STREET SECTIONS

PARK EDGE STREET - 16M
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Figure 18	Land Use Plan

SUB-PRECINCT PLAN
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Western Mixed Use Precinct
This precinct is centred around 
the Hill Top retail village and 
will include the following mix 
residential housing products:

	▪ 6 - 8 storey residential 
apartments buildings;

	▪ Shop top housing;
	▪ Dual occupancy housing;
	▪ Multi dwelling housing;
	▪ Attached dwellings (terraces); 

and
	▪ Detached dwellings.

Southern Mixed Use Precinct
This precinct includes employment, education 
and health uses supported by medium density 
residential (including detached dwellings) being: 

	▪ 6 - 8 storey residential apartments buildings;
	▪ Shop top housing;
	▪ Dual occupancy housing;
	▪ Multi dwelling housing;
	▪ Attached dwellings (terraces); and
	▪ Detached dwellings.

LEGEND

Sydney Science Park 
Boundary

Precinct Plan Boundary

M Metro Station

Metro Line

Specialised Centre 
Precinct (Mixed Use)
Southern Precinct (Mixed 
Use) 
Western Precinct (Mixed 
Use)
Local Centre as per Draft 
Precinct Plan

SP2  Infrastructure

Open Space

Specialised Centre Precinct (Mixed Use)
The precinct leverages form the location of the Luddenham Metro 
Station to deliver a range of uses and building types that include:   

	▪ Up to 15 storey commercial towers;
	▪ 6  - 15 storey residential apartments buildings with active 

frontages;
	▪ Supermarkets and associated specialised retail
	▪ Attached dwellings (terraces)
	▪ Schools and community infrastructure

Note: Detached Dwellings will not be provided in this precinct.
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Figure 19	 Maximum Height  Plan

MAXIMUM HEIGHT PLAN
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Figure 20	Floor Space Ratio Plan

FLOOR SPACE RATIO PLAN
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Figure 21	Overall Celestino Landholdings - Proposed Indicative Layout Plan
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Visual Corridor
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1:12,500 @ A3
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LEGEND
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SSP Pty Ltd Boundary

Precinct Plan Boundary

Outer Sydney Orbital 
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LAND USES/ PRECINCT
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Mixed Use
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Figure 22	Sydney Science Park - Proposed Structure Plan 1:10,000 @ A3

SYDNEY SCIENCE PARK - PROPOSED STRUCTURE PLAN
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APPENDIX F 

Penrith LEP 2010 – Part 7 7.24 Sydney Science Park 

  



Penrith Local Environm
ental Plan 2010 

 Part 7 A
dditional local provisions 

7.24   Sydney Science Park 

(1) O
bjectives The objectives of this clause are as follow

s—
 

(a)  to provide for a specialised centre on land at Sydney Science Park that includes developm
ent for the 

purposes of com
m

ercial prem
ises, educational establishm

ents, high technology industry and residential 
accom

m
odation, 

(b)  to facilitate and encourage the efficient use of land at Sydney Science Park for the purpose of a range of 
residential accom

m
odation (including dw

elling houses on sm
all lots), 

(c)  to retain the existing hierarchy of Penrith’s local com
m

ercial centres by lim
iting the total gross floor area 

used for the purpose of retail prem
ises on land at Sydney Science Park, 

(d)  to lim
it the num

ber of dw
ellings and lots used for the purpose of residential accom

m
odation on land at 

Sydney Science Park to 3,400. 

(2) Land to w
hich clause applies This clause applies to land identified as “Sydney Science Park” on the C

lause 
A

pplication M
ap (Sydney Science Park). 

(3) C
onsistency w

ith objectives D
evelopm

ent consent m
ust not be granted to developm

ent on land at Sydney 
Science Park unless the consent authority is satisfied that the developm

ent is consistent w
ith the objectives 

of this clause. 

(4) Exception to m
inim

um
 subdivision lot sizes for dw

elling houses D
evelopm

ent consent m
ay be granted to a 

single developm
ent application for developm

ent on land at Sydney Science Park that is both of the 
follow

ing—
 

(a)  the subdivision of land into 3 or m
ore lots, 

(b)  if the size of each lot is equal to or greater than 120 square m
etres but not greater than 450 square m

etres—
the erection of a dw

elling house on each lot resulting from
 the subdivision. 

(5) Lot sizes for dw
elling houses, dual occupancies, m

ulti dw
elling housing and residential flat 

buildings D
evelopm

ent consent m
ust not be granted to developm

ent on a lot at Sydney Science Park for a 
purpose show

n in Colum
n 1 of the follow

ing Table unless the area of the lot is as specified opposite in 
C

olum
n 2—

 

C
olum

n 1 
C

olum
n 2 

D
w

elling house 
Equal to or greater than 120 square m

etres but not greater 
than 450 square m

etres 

D
ual occupancy 

Equal to or greater than 270 square m
etres but not greater 

than 650 square m
etres 

M
ulti dw

elling housing 
Equal to or greater than 800 square m

etres 

R
esidential flat building 

Equal to or greater than 800 square m
etres 

(6) G
ross floor area of non-residential developm

ent D
evelopm

ent consent m
ust not be granted to developm

ent 
for the purpose of residential accom

m
odation on land at Sydney Science Park if the developm

ent w
ould 

result in—
 

(a)  the total num
ber of dw

ellings and lots used on that land for the purpose of residential accom
m

odation 
exceeding a num

ber specified in C
olum

n 1 of the follow
ing Table, and 

 
 

https://www.legislation.nsw.gov.au/view/html/inforce/current/epi-2010-0540/maps
https://www.legislation.nsw.gov.au/view/html/inforce/current/epi-2010-0540/maps


(b)  the total gross floor area used on that land for purposes other than exhibition hom
es, exhibition villages and 

residential accom
m

odation being less than the area specified opposite that num
ber in C

olum
n 2. 

C
olum

n 1 
C

olum
n 2 

0 
10,000 square m

etres 

750 
35,000 square m

etres 

1,500 
75,000 square m

etres 

2,250 
150,000 square m

etres 
(7) M

axim
um

 num
ber of dw

ellings and lots used for residential accom
m

odation D
evelopm

ent consent m
ust 

not be granted to developm
ent for the purpose of residential accom

m
odation on land at Sydney Science 

Park if the developm
ent w

ould result in the total num
ber of dw

ellings and lots used for the purpose of 
residential accom

m
odation on land at Sydney Science Park exceeding 3,400. 

(8) M
axim

um
 gross floor area of retail prem

ises D
evelopm

ent consent m
ust not be granted to developm

ent that 
w

ould result in the total gross floor area of all buildings used for the purpose of retail prem
ises on land at 

Sydney Science Park exceeding 30,000 square m
etres. 

(9) W
arehouses or distribution centres D

evelopm
ent consent m

ust not be granted to developm
ent on land at 

Sydney Science Park that includes developm
ent for the purpose of a w

arehouse or distribution centre 
unless the w

arehouse or distribution centre—
 

(a)  is ancillary to a use perm
itted on that part of the land that is in Zone B

7 B
usiness Park, and 

N
ote—

 

See Schedule 1 for additional perm
itted uses on that part of the land at Sydney Science Park that is in Zone B7 Business 

Park. 

(b)  occupies no m
ore than 50%

 of the gross floor area of the developm
ent. 

  



 

 

 

 

APPENDIX G 

Program Residential to Non-Residential Ratio 

  



Description Duration M
on

th
 1

M
on

th
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M
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Current LEP
10,000m2 non-residential GFA development
Design 4 Months
Authority Approvals 6 Months
Civil Construction 4 Months
Built Form Construction 8 Months
Occupation Certificate 1 Month
Torrens Title Lot Subdivision (749 Lots)
Design 3 Months
Authority Approvals 6 Months
Civil Construction 12 Months
Subdivision Certificate 1 Month
House Construction 12 Months
Occupation Certificate 1 Month

Draft Precinct Plan - 47,450m2 non-residential GFA development (Required to deliver 749 resi)
11,900m2 non-residential GFA development (permits 38 dwellings on completion)
Design 4 Months
Authority Approvals 6 Months
Civil Construction 4 Months
Built Form Construction 8 Months
Occupation Certificate 1 Month

Multi Dwelling Housing (38 Terraces)
Design 3 Months
Authority Approvals 6 Months
Civil Construction 4 Months
Subdivision Certificate 1 Month
Terrace Construction 12 Months
Occupation Certificate 1 Month

11,900m2 non-residential GFA development (23,800 accummulative, permits 276 dwellings on completion)
Design 4 Months
Authority Approvals 6 Months
Civil Construction 4 Months
Built Form Construction 8 Months
Occupation Certificate 1 Month

Multi Dwelling Housing (50 Terraces - 88 accumulative)
Design 3 Months
Authority Approvals 6 Months
Civil Construction 4 Months
Subdivision Certificate 1 Month
Terrace Construction 12 Months
Occupation Certificate 1 Month

Multi Dwelling Housing (50 Terraces - 138 accumulative)
Terrace Construction 12 Months
Occupation Certificate 1 Month

Multi Dwelling Housing (50 Terraces - 188 accumulative)  + 13 Months

Multi Dwelling Housing (50 Terraces - 238 accumulative)  + 13 Months

Multi Dwelling Housing (38 Terraces - 276 accumulative)  + 13 Months

11,900m2 non-residential GFA development (35,700 accummulative, permits 550 dwellings on completion)  + 9 Months

11,750m2 non-residential GFA development (47,450 accummulative, permits 749 on completion)  + 9 Months



 

 

 

 

APPENDIX H 

Planning Agreement between Penrith City Council and Celestino Developments 
SSP dated 9 September 2016 

  

















































































































 

 

 

 

APPENDIX I 

Draft Precinct Plan Massing Scenario Plans 

  



1 AECOM - 60649028 - 1st February 2021

Celestino Developments SSP Pty Ltd  - SYDNEY SCIENCE PARK - Northern Gateway
AECOM has prepared this document for the sole use of the Client and for a specific purpose, each as expressly stated in the document. No other party should rely on this 

document without the prior written consent of AECOM. AECOM undertakes no duty, nor accepts any responsibility, to any third party who may rely upon or use this document. 
This document has been prepared based on the Client’s description of its requirements and AECOM’s experience, having regard to assumptions that AECOM can reasonably 

be expected to make in accordance with sound professional principles. AECOM may also have relied upon information provided by the Client and other third parties to prepare 
this document, some of which may not have been verified. Subject to the above conditions, this document may be = transmitted, reproduced or disseminated only in its entirety.Massing Exercise

Option 1A - Residential Dwellings Cap 3,400 - All Apartments

Residential 

Non-Residential

Metro corridor

Open Space

TOTAL Residential Unit 3,400 100%
Residential GFA 306,000sqm
Non-Residential GFA 180,000 sqm
TOTAL GFA 486,000 sqm

Assumptions
	− Massing following proposed Precinct Plan:

	- Site cover of 60% 
	- FSR of 3:1, 1.8:1 and 1:1

	− Residential dwelling cap to 3,400 units (all apartments)
	− Residential GFA: 

	- apartment unit - 76.5 sqm / 80% 
	− Non-Residential GFA Ratio = 10,000 sqm = 0 dwellings. 

Additional 50sqm = 1 dwelling

	− Floor to floor - 3.3m
	− Building heights 2 to 5 storeys 
	− Population based on 1.8 person per apartment unit (1 person 

per bedroom)

FINAL DRAFT

Total Developable Land 1,112,939 sqm 100%
Used Developable Land 199,770 sqm 18%
FSR over Total Developable Land 0.44 :1
FSR over Used Developable Land 2.44 :1
Population 6,120



2 AECOM - 60649028 - 1st February 2021

Celestino Developments SSP Pty Ltd  - SYDNEY SCIENCE PARK - Northern Gateway
AECOM has prepared this document for the sole use of the Client and for a specific purpose, each as expressly stated in the document. No other party should rely on this 

document without the prior written consent of AECOM. AECOM undertakes no duty, nor accepts any responsibility, to any third party who may rely upon or use this document. 
This document has been prepared based on the Client’s description of its requirements and AECOM’s experience, having regard to assumptions that AECOM can reasonably 

be expected to make in accordance with sound professional principles. AECOM may also have relied upon information provided by the Client and other third parties to prepare 
this document, some of which may not have been verified. Subject to the above conditions, this document may be = transmitted, reproduced or disseminated only in its entirety.Massing Exercise

Option 1A - Residential Dwellings Cap 3,400 - All Apartments

FINAL DRAFT
Residential 

Non-Residential

Metro corridor

Open Space



3 AECOM - 60649028 - 1st February 2021

Celestino Developments SSP Pty Ltd  - SYDNEY SCIENCE PARK - Northern Gateway
AECOM has prepared this document for the sole use of the Client and for a specific purpose, each as expressly stated in the document. No other party should rely on this 

document without the prior written consent of AECOM. AECOM undertakes no duty, nor accepts any responsibility, to any third party who may rely upon or use this document. 
This document has been prepared based on the Client’s description of its requirements and AECOM’s experience, having regard to assumptions that AECOM can reasonably 

be expected to make in accordance with sound professional principles. AECOM may also have relied upon information provided by the Client and other third parties to prepare 
this document, some of which may not have been verified. Subject to the above conditions, this document may be = transmitted, reproduced or disseminated only in its entirety.Massing Exercise

Option 1B - Residential Dwellings Cap 3,400 - 50% Apartments  50% Terraces

Terrace Unit 1,685 50%
Apartment Unit 1,715 50%
TOTAL Residential Unit 3,400 100%
Residential GFA 407,090 sqm
Non-Residential GFA 180,000 sqm
TOTAL GFA 587,090 sqm

Assumptions
	− Massing following proposed Precinct Plan:

	- Site cover of 60% on high density lots
	- Site cover of 50% on medium density lots
	- FSR of 3:1, 1.8:1 and 1:1

	− Residential dwelling cap to 3,400 units (mix typologies)
	− Residential GFA: 

	- apartment unit - 76.5 sqm / 80% 
	- terrace dwelling - 150sqm (5X30m lot - 2 storeys)
	- detached dwelling - 268sqm (10X30m - 2 storeys)

	− Non-Residential GFA Ratio = 10,000 sqm = 0 dwellings. 
Additional 50sqm = 1 dwelling

	− Floor to floor - 3.3m
	− Building heights 2 to 5 storeys 
	− Population based on 1.8 person per apartment unit (1 person 

per bedroom) and 3 person for terrace dwelling.

FINAL DRAFT

Total Developable Land 1,112,939 sqm 100%
Used Developable Land 507,150 sqm 45.6%
FSR over Total Developable Land 0.52 :1
FSR over Used Developable Land 1.15 :1
Population 8,142

Residential 

Non-Residential

Metro corridor

Open Space



4 AECOM - 60649028 - 1st February 2021

Celestino Developments SSP Pty Ltd  - SYDNEY SCIENCE PARK - Northern Gateway
AECOM has prepared this document for the sole use of the Client and for a specific purpose, each as expressly stated in the document. No other party should rely on this 

document without the prior written consent of AECOM. AECOM undertakes no duty, nor accepts any responsibility, to any third party who may rely upon or use this document. 
This document has been prepared based on the Client’s description of its requirements and AECOM’s experience, having regard to assumptions that AECOM can reasonably 

be expected to make in accordance with sound professional principles. AECOM may also have relied upon information provided by the Client and other third parties to prepare 
this document, some of which may not have been verified. Subject to the above conditions, this document may be = transmitted, reproduced or disseminated only in its entirety.Massing Exercise

Option 1B - Residential Dwellings Cap 3,400 - 50% Apartments  50% Terraces

FINAL DRAFT
Residential 

Non-Residential

Metro corridor

Open Space



 

 

 

 

APPENDIX J 

Proposed Open Space Network 

  



Figure 12	Open Space Network
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APPENDIX K 

Road Hierarchy Plan and Road Reserves 

  



Figure 17	Street Hierarchy Plan
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APPENDIX L 

Road Cost Analysis (DCP vs Draft Precinct Plans) 

  



Road Cost Analysis 
24/02/2021

Road Type DCP Road Type  Road Widths Land Area (m2)
Construction 

$/100m
Aerotropolis SEPP Road Type

Proposed Road 
Widths

Land Area (m2)
Construction 

$/100m
Increase
$/100m

First Order Road Commercial Road 34m 3400 $530,867 Sub-Arterial 40m 4000 $549,650 $18,783
Second Order Road Connector Road 20m 2000 $381,371 Local Collector 25m 2500 $414,954 $33,583
Third Order Road Local Road 17.6m 1760 $299,823 Commercial Centre High Street 25m 2500 $382,122 $82,299



 

 

 

 

APPENDIX M 

Floor Space Ratio Plan 

  



Figure 20	Floor Space Ratio Plan
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APPENDIX N 

Existing Development Consents and Development Applications Plan 
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APPENDIX O 

Luddenham Road Inconsistency 

  



LUDDENHAM ROAD PRIMARY ARTERIAL TRANSPORT CORRIDOR (60m)
DATA RECEIVED FROM DEPARTMENT OF PLANNING, INDUSTRY AND ENVIRONMENT, DATED 15 JANUARY 2021.

METRO CORRIDOR ALIGNMENT
DATA RECEIVED FROM DEPARTMENT OF PLANNING,

INDUSTRY AND ENVIRONMENT, DATED 15 JANUARY 2021.
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APPENDIX P 

Preliminary Grading of Undisturbed Soil Network Roads 
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APPENDIX Q 

Undisturbed Soil Network Riparian Corridors Interface 
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DRAFT NORTHERN GATEWAY URBAN DESIGN AND LANDSCAPE REPORT,
WESTERN SYDNEY PLANNING PARTNERSHIP, OCTOBER 2020.

2. ROAD HORIZONTAL GEOMETRY AND LAYOUT IS INDICATIVE ONLY AND MAY
NOT COMPLY WITH INDUSTRY GUIDELINES AND STANDARDS FOR SAFETY
AND/OR OPERATION.
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APPENDIX R 

NRAR Endorsed Creeks Plan 
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APPENDIX S 

Aboriginal Heritage and AHIPs 
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