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31 March 2017 
 
 
Mr Sean O’Toole OAM 
West District Commissioner 
Greater Sydney Commission 
Draft District Plans 
PO Box 257 
Parramatta   NSW  2124 
 
 
 
Dear Sir, 
 
Re: Submission on the Draft West District Plan 
 
Thank you for the opportunity to comment on the Draft West District Plan for Greater Sydney.  GDS has 
been engaged to make representations to the Greater Sydney Commission with regard to the potential for 
development at Orchard Hills, within the Penrith Local Government Area. 
 
Orchard Hills is strategically located close to key infrastructure, transport links and the Penrith Strategic 
Centre.  Orchard Hills is described within the Draft West District Plan as being partially within the 
Metropolitan Urban Area and partially within the Metropolitan Rural Area.   It is requested that the Greater 
Sydney Commission consider the suitability of the part of Orchard Hills within the Metropolitan Urban Area 
for development (with some minor clarifications with regard to the boundary interface) and the potential to 
rezone this land to aid in achieving the Actions within the district plan.   
 
This submission has been prepared to highlight the potential for Orchard Hills to be developed, having 
regard to the relevant Actions within the draft District Plan.  In preparing this submission, GDS has drawn on 
our extensive experience in land subdivisions and development which allows not only broader strategic 
initiatives to be addressed and understood with regard to the potential of Orchard Hills, but also the micro 
issues that can delay or impact upon the delivery of land to the market.   
 
Orchard Hills 
 
Orchard Hills is located on the urban fringe of Greater Penrith, as shown in Figure 1 below. The suburb is 
generally defined by Caddens Road to the north, South Creek to the east, the Sydney Water pipeline to the 
south and the Northern Road to the west. The northern portion of Orchard Hills, which is defined largely by 
the land zoned RU4 under Penrith LEP (refer Figure 2) is the main area of interest with regard to the 
contents of this submission. 
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Figure 1: The Geographical Suburb of Orchard Hills.  Source: SIX maps.  
 

 
Figure 2: Existing land use zonings.  Source: NSW Planning Portal 
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As can be seen in Figure 2, the northern portion of Orchard Hills is surrounded on three sides by urban 
development, including the recent subdivisions within Caddens.  There is environmentally sensitive land 
immediately to the south of the land zoned RU4, which is understood to be owned by the Australian Defence 
Industry.   
 
The Penrith Education and Health Super Precinct is located within 5km of the northern portion of Orchard 
Hills and it is understood that essential services are currently available to service the land located between 
Caddens Road and the M4 Motorway. 
 
Orchard Hills is viewed as having significant potential for rezoning and development, as will be outlined in 
further detail in the remainder of this submission. 
 
 
Draft District Plan Considerations: 
 
The following sections of this letter address the relevant Actions and Priorities within the District Plan, 
demonstrating how Orchard Hills may contribute to the strategic planning framework for Western Sydney 
and the delivery of new homes and communities. 
 
Action IM1:  Align land use planning and infrastructure planning 
 
Orchard Hills benefits from excellent proximity to existing key infrastructure and existing services.  These are 
described below: 
 

• Access to the M4 Motorway from Kent Road is currently being constructed which will provide an 
eastern access point to the M4 from Orchard Hills; 

• Upgrades to the Northern Road, which will improve north/south connectivity along the western 
boundary of Orchard Hills, along with other road improvements identified within the Western 
Sydney Infrastructure Plan; 

• Potential connectivity to a new rail line linking the future Badgery’s Creek airport with St Mary’s and 
the main Western Rail Line (the South West Rail Link extension); 

• Improved options for public transport connectivity to key sites in the locality via new public 
transport routes to be created to support a new population; 

• Access existing essential infrastructure and services already in place north of Caddens Road and west 
of the Northern Road that can be augmented to support a new population in close proximity to 
existing residential areas. 

• Within 30 minutes drive of key employment generating hubs including Penrith City Centre; the 
Penrith Health and Education Super Precinct; the Western Sydney Employment Area and the future 
Badgery’s Creek Airport. 

 
Given the scale of potential development in Orchard Hills, it is possible to spread the cost of new 
infrastructure across the precinct, while capitalising on proximity to existing Centres (Penrith and St Marys) 
and also proximity to future employment generators such as Badgery’s Creek Airport.  
 
In this respect, Orchard Hills is ideally positioned on the fringe of existing urban development, which allows 
for existing infrastructure to be augmented and new infrastructure to be provided as part of any new urban 
development that will both support the new population and take advantage of existing infrastructure and 
services.  
 
We believe this also supports the planning principles in ‘A Plan for Growing Sydney’ which aims to promote 
new development with excellent connectivity to existing centres and employment hubs.  This will be 
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discussed in greater detail in the remainder of this submission, which addresses key actions within the draft 
Plan, and how the development of Orchard Hills can assist with the delivery of these actions. 
 
Action P1: Establish the Western Sydney Deal 
 
As indicated above, Orchard Hills has significant potential to positively contribute towards housing growth in 
Western Sydney, and this in turn, is consistent with the principles in the draft District Plan, which aims to 
grow the Western Sydney economy through considered infrastructure spending, growth in employment 
generating land uses and appropriately located housing.   
 
It is understood that a number of initiatives have been slated that may have an impact on Orchard Hills, 
including the South West Rail Link extension.  It is requested that the corridors for this future infrastructure 
be identified as a priority so that there is certainty in the market and also a clear land use planning direction.   
 
Action P7: Enhance public transport access to Penrith City Centre 
 
Developing Orchard Hills for urban development will enhance the ability to provide public transport links to 
and around the Penrith City Centre.  Development of the precinct, if it occurs at appropriate densities, will 
ensure a demand is generated for public transport infrastructure to support the new population and existing 
surrounding populations.  This will also support the ideals of the 30 minute city¸ which is a key initiative of 
the District Plan and ‘Plan for Growing Sydney’ (section 3.7 of the District Plan). 
 
We also note that if Orchard Hills is considered for urban development as a whole, there are improved 
economies in relation to the ability to fund key public transport initiatives, which can also promote broader 
community benefits.  
 
Action L1: Prepare local housing strategies 
 
While the value of preparing local housing strategies is recognised, the requirement to prepare a housing 
strategy can also stagnate the development process as land that is suitable for development may not be 
considered by Government until such time that a housing strategy is prepared.  Similarly, our experience has 
been that in the preceding period between the release of ‘A Plan for Growing Sydney’ and the draft District 
Plans, Council’s have been unwilling to consider potential rezonings, in both urban and greenfield locations, 
until such time that the District Plans, which are the subject of this submission, were prepared.  While there 
are mechanisms in place to circumvent this process, the lack of willingness for Council’s to embrace 
proponent initiated Planning Proposals in the absence of a broader Strategic Plan or Strategy is identified as 
an issue.   
 
In our opinion, Strategic Plans should be constantly evolving and have an inherent ability to respond to 
market demand.  If, in the case of Orchard Hills, a proponent was to initiate a Planning Proposal, it should be 
considered on its merits, having regard to the suitability of the site for potential development, and the ability 
to supply land to a demanding housing market, and not hindered by the anticipated delivery of a housing 
strategy.    
 
In this regard, Orchard Hills has significant capacity to add to the urban fabric of the Greater Penrith locality, 
which can be considered at the Planning Proposal stage through a detailed market demand analysis, along 
with a myriad of other initiatives that can aid in supporting economic, environmental and social initiatives.   
 
Orchard Hills is well placed to continue the supply of housing stock within Penrith and contribute to 
achieving the housing targets established by the draft District Plan.  If, such as in this case, the urban 
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development of Orchard Hills is driven by the development industry, there should be scope to consider 
broad scale land releases in the absence of a Housing Strategy in the short term.  
 
Liveability Priority 1: Deliver West District’s five-year housing targets 
 
It is considered the Orchard Hills has the capacity to deliver additional housing to meet the targets within the 
draft District Plan, which at this stage, requires an additional 6.600 lots to be provided in Penrith to the year 
2021.    
 
Action L2: Identify the opportunities to create the capacity to deliver 20-year strategic housing supply 
targets 
 

There is significant market activity in the Orchard Hills precinct.  It is requested that Orchard Hills be 
considered as an urban release area in the short term to meet housing demand in Penrith. The success of the 
Thornton and Caddens Precinct is a testament to the desirability of housing within Penrith.   Proponent led 
Planning Proposals are a reality in this location as developers seek to expand upon the success of recent 
development north of Caddens Road, noting that the development industry would actively work with 
Government at all levels to achieve appropriate planning outcomes for the locality. 
 
The draft District Plan requires that Penrith Council,  
 
‘investigate opportunities for future land release development, particularly opportunities in rural areas 
contiguous with existing urban areas and proximate to existing major transport infrastructure.’   
 
It is considered that Orchard Hills should be investigated for future land release in the short term. 
 
Action L3: Councils to increase housing capacity across the District 
 
It is requested that Action L3 be strengthened to allow Proponent led Planning Proposals to influence 
housing direction, provided it satisfies criteria for appropriate urban development as required by ‘A Plan for 
Growing Sydney’ and the District plans.  Proponent led Planning Proposals also have significant capacity to 
offer cost savings to Government through private industry investment in urban development and should be 
encouraged. 
 
Orchard Hills is ideally placed on the fringe of existing urban areas and with excellent proximity to regionally 
significant transport, infrastructure and employment hubs and for this reason, it is requested that it be 
considered for urban development by all levels of Government.  
 
Action L4: Encourage housing diversity 
 
Similar to the ability to deliver appropriate greenfield development in the absence of an official housing 
strategy, there is an ability to promote housing diversity in new greenfield areas in the absence of official 
housing diversity policy, provided developers and Government work together to deliver innovative and best 
practice solutions to the affordability of housing across a release area. The provision of affordable housing 
initiatives can be incorporated into a proponent or government led rezoning of the locality.  Further, a mix of 
housing product can be delivered to the locality to promote housing choice and affordability.  
 
Action L9: Coordinate infrastructure planning and delivery for growing communities 
 
While the draft District Plan focuses on the ability of Government to deliver housing and infrastructure in a 
co-ordinated manner, there is significant capacity for industry to influence and aid in the delivery of housing 
and essential infrastructure.   
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Orchard Hills is ideally placed to take advantage of existing infrastructure and services, but there is also 
capacity to provide additional benefits to the broader community and new populations through the co-
ordinated delivery of infrastructure and services. 
 
Action L11:  Provide design-led planning to support high quality urban design and Action L12: Develop 
Guidelines for safe and healthy built environments 
 
Any proponent led or Government led Planning Proposal for the development of Orchard Hills would be 
required to implement these Actions. In this respect, the potential for improving liveability outcomes 
through best practice strategic planning and design is recognised.  It is anticipated that any rezoning would 
need to take a holistic approach to achieving the design-led planning outcomes in the draft District Plan.   
Further, any planning proposal would be required to demonstrate how the priorities in the draft District Plan 
can be translated into development outcomes in an orderly manner, having regard to social, environmental 
and economic factors.  Ultimately, there has to be a benefit to the community, but also to the Developer to 
ensure that the initiatives can be implemented successfully. 
 
Orchard Hills enjoys scenic and landscape values, with reoccurring views to the Blue Mountains, the South 
Creek corridor and surroundings.  Urban development of Orchard Hills would enable these values to be 
captured and highlighted through design led planning that appropriately responds to the unique 
characteristics and qualities of the locality. 
 
Action L 13: Conserve and enhance environmental heritage including Aboriginal, European and natural 
 
The importance of conserving environmental heritage cannot be understated, however, it is how these 
elements can be enhanced than needs to be fully explored at the rezoning stage.  In this respect, there are 
many examples of how environmental heritage can be preserved, displayed and enhanced to ensure that 
future communities comprehend the significance of a place, but also empathise with the need to preserve 
and respect heritage items.    
 
L14: Develop a West District Sport and recreation participation strategy and sport and recreation facility 
plan, L15: Support planning for shared spaces; L16: support planning for school facilities and L17: Support 
the provision of culturally appropriate services 
 
Any rezoning must assess the need for community facilities in order to meet the demand of the future 
population.  Given the potential scale of development within Orchard Hills, there is capacity to incorporate 
innovative and best practice initiatives in order to meet the demand of the future community.  The locality is 
already well serviced by existing schools and hospitals and a demand analysis would assess the need for 
further services of this nature to maximise the liveability of the locality and make it a desirable place to 
reside. 
 
Sustainability Priority 1: Maintain and improve water quality and waterway health 
 
The creek systems and riparian corridors within Orchard Hills are currently in a degraded state due to the 
rural use of the land and historical vegetation clearance.  While the potential adverse impact of urban 
development is recognised, there is an opportunity associated with urban development to restore riparian 
corridors and improve water quality outcomes through best practice water sensitive urban design 
techniques that respond appropriately to the unique attributes of the locality. 
 
 
 



 

7 

Action S2: Protect the South Creek environment and use development approaches to achieve excellent 
environmental performance and Sustainability Priority 3: Align strategic planning to the vision for the 
Green Grid 
 
Orchard Hills is uniquely placed to contribute towards achieving this Action.  Through sensitive urban 
development a significant portion of the South Creek corridor, and a number of its tributaries could be 
restored, regenerated and enhanced for future generations.  A number of South Creek tributaries within 
Orchard Hills are currently in a degraded state and the potential for renewal of these waterways through 
urban development is recognised in this instance.   
 
While significant land clearance has occurred in Orchard Hills, there are fragments of remnant vegetation 
that need to be assessed and classified and if required, conserved for future generations.  The ability to 
rehabilitate riparian corridors and contribute to the green grid of Western Sydney is also recognised within 
Orchard Hills.  All of these initiatives can be implemented if Orchard Hills is considered for urban 
development in the short term.   Further, they can be achieved with the assistance of private industry, which 
may offer significant cost savings to government if appropriate incentives are allowed for that do not 
compromise the broader land use planning objectives. 
 
 
 
 
Consideration and Conclusion: 
 
We note that overall the draft District Plan does establish a series of Actions for Government to carry out in 
order to ensure the appropriate Growth of Sydney.  However, there is an absence of direction with regard to 
how these Actions will translate into real growth and development and where this should occur.  This is 
particularly evident in the case of Orchard Hills as the development of this locality has the potential to 
address a number of the Actions in the draft District Plan, however, there is concern that development of 
this area will be further stagnated if there is not a fundamental shift to allow improved processes for 
consideration of industry driven strategic planning initiatives on the broad scale.   
 
The fear, in this instance, is that future development of Orchard Hills will not be considered until further 
studies and actions, as outlined in the draft District Plan are prepared, and this will delay the delivery of 
greenfield sites that have planning merit.  While the draft district plan rightly recognises the role of the 
Growth Centres in the delivery of housing, it is considered that there should be a stronger mechanism in the 
draft District Plan to develop localities like Orchard Hills provided there is suitable justification and social, 
economic and environmental initiatives can be delivered, underpinned by demonstration of public benefit. 
 
The lack of clear direction for housing delivery outside of Growth Centres needs to be addressed as it is 
evident that there are localities highly suitable for urban development on the existing urban fringe that 
should be explored. 
 
Further, we note that the boundary between the Metropolitan Urban Area and Metropolitan Rural Area 
largely reflects existing land use zoning.  While the issues associated with urban creep are recognised and 
understood, it is requested that there be an ability to investigate further the interface between the rural 
area and the metropolitan area at Planning Proposal stage to ensure that the boundary is appropriate and 
responds to particular site characteristics and situations, rather than historical land use patterns that may be 
no longer tenable.  For instance, it is considered that in a broader context, the boundary between the Urban 
area and Rural Area should be defined by naturally occurring landforms (creeks, ridges) rather than historical 
property boundaries so that interface and land use conflict issues are reduced.  In this respect, the boundary 
of the Metropolitan Rural Area within Orchard Hills should be investigated. 
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Thank you for the opportunity to provide comment on the draft District Plan.  We would appreciate the 
opportunity to meet with you and discuss the potential for Orchard Hills to deliver a number of the 
initiatives and actions in the draft District Plan.  We consider that there is significant planning merit in 
considering the development of Orchard Hills and would welcome the opportunity to explore this further 
with the Greater Sydney Commission outside of the sub-regional planning process.   
 

 
 

 
 
Yours faithfully, 
 

GDS Pty Ltd 
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