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1. Introduction

This submission has been prepared by Dart West Developments on behalf of Elyard Property 
Holdings Pty Limited, the owners of a site located in Elyard Street, Narellan. The site comprises 3 
Elyard Street and 38 and 42 – 58 Somerset Avenue, and is more than four hectares in size. The site is 
unofficially known as Elyard Gardens, and is currently zoned a combination of B2 Local Centre and 
R3 Medium Density. The site is located immediately south of Narellan Town Centre, as shown on the 
image on the following page. 

The submission draws on material previously submitted to the Greater Sydney Commission in March 
2017 in response to the first draft South West District Plan. Updated information on the proposal 
and recommendations to the GSC are included in this submission 

The Western City District Plan sets out a long term, high level vision for the growth of Western 
Sydney. Western Sydney is a place of exceptional opportunity, and the District Plan faces a challenge 
in bringing together a complex range of planning and infrastructure initiatives to ensure that a clear 
and legible strategic planning framework is in place to guide and encourage development in a 
manner which secures the long term quality of life for South West Sydney’s residents and ensures 
that once in a generation opportunities are seized. In many regards, the draft plan recently placed 
on exhibition addresses these challenges in a positive and forward looking manner.  

Deservedly, much planning energy is focused on the opportunities associated with the proposed 
development of the Western Sydney Airport. The airport will clearly be a major shaper of planning 
outcomes (infrastructure, employment, transport accessibility etc). However, it is not the sole 
determinant of growth patterns in South West Sydney in either a spatial or temporal sense. 

Careful attention also needs to be given to existing and growing centres to ensure that the daily 
needs of people living and working in South West Sydney can be met. The Greater Sydney 
Commission has rightly identified Narellan as a key district centre. This submission identifies the 
potential for the Elyard Gardens site to contribute to the housing diversity and affordability 
objectives outlined in the Draft District Plan, but also argues that the current planning framework for 
medium density housing in Narellan is overly restrictive given the potential for Narellan to become a 
more significant centre than is currently envisaged in the Draft District Plan. 

The draft District Plan identifies three actions for Narellan of relevance to Elyard Gardens: 
 investigate infrastructure capacity to support growth;
 undertake an urban design review and review planning controls; and
 review the vision for the centre.

All are worthwhile, but Council is identified with lead responsibility and no timeframes are 
identified. We believe that a more ambitious list of actions should be reflected in the final version of 
the District Plan, with the GSC taking a lead role in working with Council and key stakeholders to 
drive the planning change necessary to achieve a range of planning objectives which are critically 
important in the short term. No planning work for the wider Narellan centre has been undertaken 
since 2003, so clear and direct leadership is required. 

The following action list is proposed in relation to Narellan: 
 identify Narellan as a priority precinct;
 comprehensive vision setting process and review of planning controls to be completed by

December 2018, with joint lead responsibility by DoPE or GSC and Camden Council;
 gazettal of new LEP in mid-2019;
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 work is to be informed by creation of new Section 94 contributions plan for the centre focused
on local road network and public domain improvements and confirmation of potential SIC levy
style arrangements, as well as engagement with utility authorities;

 urban design review and masterplan for centre to be prepared, with strong focus on
encouraging medium and high density housing in residential areas within walking catchment to
south of Narellan Town Centre and creation of business park/office environment on existing
outdated industrial land surrounding proposed station site; and

 transport strategy to be prepared with specific plans to manage transition from current bus
services to improved bus network outcomes in advance of rail being delivered at the earliest
possible opportunity.

The Elyard Gardens site is by some margin the largest site with high density housing potential in 
Narellan, and can thus act as a significant contributor to the supply of affordable apartments and 
also as a catalyst site for this form of development in Narellan. The site is ideally located in this 
regard, being immediately adjacent to the major regional shopping centre of Narellan, 300m from a 
proposed future railway station and adjacent to existing high quality public open space and existing 
bus routes. 

2. Narellan Today

Narellan today is a centre experiencing significant change. The expansion of Narellan Town Centre is 
the primary catalyst for this change, but a range of transport infrastructure improvements and 
proposals will also drive this change.  

Parts of the centre reflect the range of opportunities which the future community of Camden will 
require. Community facilities like the library, police station, community centre and health centre 
have been built or expanded in recent years. Narellan Town Centre, the main shopping centre, has 
undergone a successful major expansion, and planning work on further expansions has already 
commenced. Camden Council is delivering a major new recreational facility, the Narellan Sports Hub, 
on the northern edge of the centre. Camden Golf Club is on the periphery of the centre, performing 
an important recreational, community and landscape role. A new school for children with special 
needs is under construction by the NSW Government. The centre also contains the local police 
command, churches, health facilities and a wide range of other businesses. 

Other parts of the town centre of Narellan reflect the planning framework of previous decades. Land 
uses are segregated rather than integrated, and pedestrian links and the wider public domain are 
generally poor. Important pieces of the puzzle are in place, but they are not knitted together 
effectively. The industrial area centred on Grahams Hill Road is a dynamic and varied source of local 
jobs and services, but the building stock in many cases is ageing and would not meet the needs of 
new businesses looking to locate their operations in Narellan or allow existing businesses to grow.  
There is very limited office space available limiting options for local jobs for the increasingly skilled 
local workforce.  

Much of the housing stock surrounding Narellan was developed in the 1970s, and reflects housing 
preferences and design trends from that era. Almost all of this housing is larger family homes, with 
very little housing diversity to meet contemporary market needs or the requirements of the local 
population profile. 

The overall feel for Narellan is that it is a fragmented place without a strong sense of identity. Old 
and new buildings are interspersed and commercial development, with a few exceptions, is small 
scale and land intensive.   
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The last masterplanning process for Narellan was undertaken fourteen years ago. At that time, the 
vision was for Narellan to be an important local centre, with a focus on retail development and 
community services. Narellan was to play a complementary role to the historic Camden town centre. 
This planning work was done before the South West Growth Centre was planned, and as a result, 
Narellan was seen as playing a local role meeting the needs of a Camden which would grow to 
perhaps 60,000 people. 

3. Current Planning Framework

It is clear that the strategic planning context for Narellan has completely evolved in the last ten to 
fifteen years. However, the statutory planning framework and its associated zonings and 
development controls remain disconnected from this rapidly evolving strategic context.  

The statutory controls in place for the wider town centre therefore largely reflect the earlier vision 
of a local centre. The zoning map that follows shows the shopping centre zoning, with a limited area 
of R3 medium density residential surrounding it. These zonings provide only very limited opportunity 
for residential densification and diversification. The majority of residential zoned land close to the 
existing retail centre and proposed railway station is zoned for low density housing. An extract from 
the Camden LEP zoning map is shown below. 

The Elyard Gardens site has a height limit of 15.5m, limiting development on the site to five storeys 
and restricting the potential yield to about 500 apartments. This is considered insufficient for a site 
of this strategic value. The existing height limit for the remainder of the medium density housing in 
Narellan is 9.5m.  

Comparably located areas at Castle Hill (for example) have height limits ranging from 16m up to 68m 
in close proximity to the station and shopping centre. Again, it is clear that the full potential for 
Narellan, taking into account the strategic context for the centre, will not be able to be realised 
under the current height controls. It is interesting to note that the height limit for the medium 
density R3 zone, even in the limited area of this zoning, is 9.5m, the same as for low density 
detached dwellings. This fact is illustrative of the outdated nature of the statutory planning 
framework governing Narellan’s growth. 

We believe that the draft Western City District Plan does not provide sufficient direction for the 
planning of Narellan as the key strategic centre. In the absence of clear direction in this regard, the 
risk is that the current planning framework described above either remains in place or is reviewed 
without sufficient recognition of the opportunities available and the need to address them as soon 
as possible given the rapid growth being experienced in the Camden LGA. 

4. Narellan’s Role

Narellan is identified as a strategic centre in the Western City. Given Leppington’s location 
at the northern extremity of the Camden LGA, Narellan is effectively identified as the 
primary centre for the Camden LGA and its future population. Camden’s population is 
currently approaching 90,000 people, and is growing at about 8,000 – 10,000 people per 
annum. Road infrastructure is being improved, and a rail link is planned to service the area. 

In the draft District Plan, Narellan is identified to grow from 10,600 jobs in 2016 to between 
14,000 and 16,500 in 2036. DoPE forecasts Camden’s population to be 224,550 by 2036. In 
other words, a population increase of 135,000 people between 2017 and 2036 is to be 
accompanied by employment growth in the key centre of between 3,400 and 5,900 jobs. 
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Clearly other areas in Camden will accommodate jobs growth, but there is limited remaining 
suitable employment related land in the LGA, and based on the current published Structure 
Plan for the former South West Growth Centre, limited additional employment land 
identified. Oran Park will grow as a centre to assist in generating employment with a focus 
on office, but no other focus for office space is identified in the LGA. Western Sydney 
Airport will assist in the medium to long term as well. However, Camden desperately needs 
substantial jobs growth in the short term as well, and jobs located closer to home than the 
airport. Narellan is ideally placed to deliver that growth given its proven ability to attract 
investment and its excellent existing and future transport accessibility. 

Camden also lacks housing diversity. There are virtually no modern apartments in the LGA. 
Narellan already has substantial existing amenity and is an ideal location to deliver medium 
and high density housing to assist in providing diversity and affordability, and meet the 
demand for non-detached housing. DoPE forecasts that in 2036, 56% of households in 
Camden LGA will be some form of household other than couple with children. The Elyard 
Gardens site, with the capacity to accommodate 1,000 apartments, can make a significant 
contribution to housing diversity objectives outlined in the draft District Plan. 

As the primary established centre in the Camden LGA, Narellan should make a significant 
contribution to achieving a range of planning objectives identified in the Draft Greater 
Sydney Region Plan and the Draft Western City District Plan. Put another way, if Narellan 
(including the Elyard Gardens site) doesn’t make this contribution, and do so in the near 
future, Camden’s rapid growth will see rapid exacerbation of existing patterns of 
employment under-supply and out-commuting, with consequent impacts on quality of life 
for tens of thousands of people. The diversity of housing available in the area will also be 
insufficient to meet the rapidly growing needs of the increasingly diverse community. 

5. The Role of and Vision for Elyard Gardens

Narellan is already identified as a District Centre in the Draft District Plan. As argued in our 
submission on behalf of Narellan Town Centre, there is arguably scope for Narellan to play an even 
more important role in meeting the growth opportunities and challenges confronting South West 
Sydney. A key area where Dart West believes greater ambition is required in the strategic planning 
framework is in the delivery of larger stocks of medium and high density housing in accessible 
locations like Narellan. 

The Elyard Gardens site is the largest site in Narellan currently identified for medium density 
housing. However, the current planning controls substantially limit its potential, particularly when 
the scale of the site at over 4 hectares offers the opportunity for the site to be developed as a 
showcase and catalyst for this form of housing in the Camden area. 

The vision for the Elyard Gardens site is to deliver a contemporary high density housing and mixed 
use development in close proximity to the existing retail heart of Narellan and the proposed future 
Narellan railway station. The site has the potential to accommodate a variety of building heights to 
deliver approximately 1,000 apartments, with height ranging from 15m to 70m, allowing view 
sharing. The site will contribute to a more active and diverse centre, bringing life to a centre which is 
currently lacking housing diversity. 

A planning proposal for the site was lodged in September 2017 and is currently being reviewed by 
Camden Council. This planning proposal is based on concept design work undertaken for the site and 
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is accompanied by a stated intention to work with Council on a Voluntary Planning Agreement to 
improve public domain, deliver open space and improve the local transport networks. The planning 
proposal also highlights that Narellan already enjoys good public transport accessibility (even prior 
to rail being delivered) and that greater housing diversity is required independent of when rail is 
delivered to Narellan. 

Elyard Gardens is the only large apartment development site currently available in the southern part 
of the Camden LGA, and as such, represents an opportunity for a catalyst development at significant 
scale to highlight the opportunities involved with apartment living in a central and accessible 
location close to jobs.  

6. Conclusion

The District Plans play an important role in the suite of planning strategies which will govern 
Sydney’s growth to a city of perhaps eight million people by 2050. A city at that scale will need 
growth to be accommodated in a wide variety of ways if overall quality of life is to be maintained 
and even improved. Needless to say, Sydney will be a very different city by that time, and will have 
had to grow in a variety of ways and locations which may not currently be identified or initially 
considered necessary.  

Planning frameworks will need to be bold and ambitious, particularly in Western Sydney, where 
growth will need to be fostered in innovative ways to deal with the particular challenges and 
opportunities facing Western Sydney.  

New centres will be required, and major new employment hubs and transport infrastructure will 
determine whether this growth delivers the lifestyle Western Sydney residents deserve. Narellan has 
a key role to play in this growth, and the finalisation of the route for the South West Rail Link 
extension needs to happen as soon as possible. 

Within that context, increased housing diversity is an essential component of the overall planning 
framework. Camden is an area with a deficiency in this regard, and the rapid growth of the 
population means there is an urgent need to deliver more diverse housing choices. Sites which are 
already well located in established and growing centres, with good access to services and public 
transport, should be regarded as ideal opportunities to make progress in the short term. 

Elyard Gardens is such a site. At over four hectares, if offers scale and the ability to demonstrate best 
practice. In its location immediately adjacent to Narellan Town Centre, it offers proximity to services 
and jobs. On behalf of the owners of the site, Dart West therefore urges the Greater Sydney 
Commission to provide clear direction in the final version of the District Plan to enable an increased 
yield to be achieved on this site, in accordance with the planning proposal which is currently being 
considered by Camden Council. 
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Appendix 1 – Concept Masterplan for Elyard Gardens 
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