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Executive Summary
Haben Property Fund Pty Ltd, the owner of the site at 33-43 Philip Street St Marys, is proposing to
redevelop Station Plaza Shopping Centre as a new mixed use development strategically located at the
northern end of the St Marys Town Centre adjacent to the St Marys railway station and bus
interchange. The redevelopment of the site will provide a mix of apartments, upgraded retail facilities
and commercial floor space together with opportunities to activate streets and increase pedestrian
connectivity within the northern part of the Town Centre. The redevelopment will improve the safety,
amenity and vitality of the St Marys train station precinct aligned with relevant council and state
government planning strategies.
It will also act as a key catalyst for the ongoing revitalisation of the broader St Marys Town Centre
and surrounding area, and will:
» Cater for the town centre’s strategic future noting St Mary’s railway station is proposed to link with
the SWRL, connecting the Western Sydney Airport and Badgerys Creek Aerotropolis as well as the
Sydney Science Park to St Marys, Marsden Park and Rouse Hill in the north
» Reinforce the St Mary’s Town Centre as the key strategic centre for the Penrith local government,
playing a different role to the preeminent Greater Penrith area which the Greater Sydney
Commission has identified as a critical location for commercial, retail, businesses, health, education
and other services complemented by the Badgerys Creek Aerotropolis
» Support the increased use of existing and proposed public transport infrastructure by locating
additional residents and businesses in close proximity to an existing railway station, assisting in the
delivery of the State Government’s 30-minute city objective
» Deliver better built form outcomes and improvements to the public domain through a 5.5:1 FSR
and 61m HOB providing between 580m-600 residential units, retail and commercial space. This
FSR is currently being considered for the area as a result of Council’s LEP review based on the
changing nature of the area and infrastructure investment supported by Council commissioned
feasibility studies (AEC Group)
» Minimise impacts on neighbouring residential areas though improved design and reduced
overshadowing (stepping down to 49m at Philip Street), as well as enabling better activation and
links with Queen Street and the station
» Support the Greater-Penrith to St Marys Priority Growth Area Investigation through the creation of
a development opportunity in St Marys supporting new jobs, housing and improved street
activation on a key transport node
» Create an activated, lively, safe and accessible pedestrian environment enabling increased activity
on Phillip and Station Streets consistent with the Masterplan for St Marys
» Be consistent with the key aims and objectives of Council’s St Marys Town Centre Strategy and
Master Plan, and the State Government’s direction for St Marys and strategic centres as outlined in
A Plan for Growing Sydney, the draft Greater Sydney Regional Plan 2017 and draft revised Western
City District Plan 2017.
To facilitate the development, amendments to the Penrith Local Environment Plan 2010 (PLEP 2010)
are required. The main objectives of this Planning Proposal are to amend the current Floor Space
Ratio (FSR) and Height of Buildings (HOB) development provisions for the site to ensure sustainable
redevelopment can occur, noting the benefits a key catalyst redevelopment opportunity can bring to
the wider St Marys area.
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The Planning Proposal achieves the objectives of both the state and local strategic planning
frameworks for the site and is aligned with the changing nature and environment in St Mary’s,
particularly its role as a key transport node and strategic centre. The revised draft Western City
District Plan highlights the Greater Penrith to St Marys corridor as a hub of economic activity that links
the Penrith City Centre, and the health and education precinct, to the development opportunities
around St Marys [p42, emphasis added].
Its strategic location between Penrith and Parramatta makes it an ideal location to meet the challenge
of providing more housing choice through an increase in the supply of housing. The GSC notes that
recent research indicates that smaller dwellings, including apartments, are considered an acceptable
solution to reducing housing costs (draft Greater Sydney Region Plan, p59).
The Planning Proposal has been prepared in accordance with s55 (2) of the Environmental Planning &
Assessment Act, 1979, and the Department of Planning and Environment’s guides for preparing
Planning Proposal and amending local environmental plans. The proposal is supported by
background studies addressing traffic and transport, community and open space, urban design, and
infrastructure servicing issues demonstrating the site’s capability to support the intensity of proposed
development on the site.
It is requested that this revised Planning Proposal be supported by Penrith City Council and forwarded
to the Department of Planning and Environment for the issuing of a Gateway Determination Notice to
progress this proposal to public exhibition.
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1.

Introduction

1.1

Summary of the proposal

Applicant
Property Details

Proposal

Other Associated Proposals

Haben Property Fund Pty Ltd
Lot 7 DP 7347438
33-43 Philip Street St Marys
Site Area 11,740m2
Zoned B4 Mixed Use
The proposal is to amend the Penrith Local Environmental Plan
2010 Height of Building and Floor Space Ratio maps to 61m and
5.5:1 to facilitate the mixed use redevelopment of the subject
site enabling a better design outcome for the built form and
public realm, forming a more fitting gateway to the St Marys
town centre.
The current Floor Space Ratio (FSR) is 3.5:1 and Height of
Buildings is 32m for the site.
Penrith City Council has finalised the reclassification of Council
owned land at St Marys from community to operational,
including land adjacent to the subject site currently operating as
a public carpark with an area of approximately 6,000m2

This Planning Proposal relates to land in the St Marys Town Centre adjacent to the railway station at
33-43 Phillip Street, St Marys (see Figure 1). The site is located within the Penrith City Council local
government area and is 2.3km north of the M4 Motorway and 750m north of the Great Western
Highway.
The site currently contains a single storey large box style stand-alone shopping centre known as
Station Plaza Shopping Centre (see Figure 2). The Station Plaza Shopping Centre is located
adjacent to St Marys Station with the main entry from Phillip Street. The Station Street frontage
currently comprises a rear blank façade to the building with parking and access. A large at grade car
park is located on the western side of the plaza owned by Council.
Station Plaza currently provides approximately 6,500m2 of retail floor space. The centre contains:
»
»
»
»

A Coles Supermarket of approximately 3,460m2
13 retail speciality shops including a Sam's Fresh Food Barn
Approximately 420m2 of commercial space
Car parking provided as both undercover and outdoor at grade spaces.
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Figure 1

Subject Site

Source: Nearmap 2016 and OneMap 2017

Figure 2

Primary Frontages in Philip Street and Station Street

Source: Urban Design Study, DesignInc January 2018
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Figure 3 Current land use zone

Source: Legislation website

1.2

Context

The adjoining land to the west of the site is currently a car park owned and controlled by Council
which is also zoned B4 Mixed Use. A mix of residential, retail, transport infrastructure and associated
car parking is in the remainder of the B4 zone. Small scale retail and commercial uses extend from
the subject site west and south along Queen Street. Immediately north is the rail and bus
interchange with the railway corridor land zoned SP2 Railway. Beyond the railway further to the north
is a significant area of industrial zoned (IN1 General Industrial) employment land.
To the south and east is a R4 Medium Density Residential zone.
This zone was introduced in the PLEP 2010 as a mechanism to encourage higher density
redevelopment in proximity to the business area and transport. There is some evidence that this
transition is occurring with development for multi dwelling housing more prevalent around the St
Marys Town Centre in the past five years. It is also envisaged that Penrith City Council’s Housing
Strategy will identify the need to increase densities around the train station, particularly within easy
walking distance, and it is anticipated that the existing R4 zone building heights will be revised to
enable this to occur.
The 2016 estimated resident population for St Mary’s is 12,699 with a population density of 13.32
persons per hectare (ABS). It accounts for 6.3% of the population of Penrith City Council LGA. The
average household size for high density residential units (flats, units and apartments) in the Penrith
LGA is calculated to be 1.89 persons per dwelling. It is assumed that the household size in St Marys is
likely to be in line with this given a greater concentration of higher density dwellings is likely to attract
more young adults and smaller households, often renting.
An analysis of the types of dwellings in St Marys in 2016 shows that 54.2% of all dwellings were
separate houses; 32.5% were medium density dwellings, and 12.7% were in high density dwellings
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(profile ID, 2017). It has a larger percentage of 'Young workforce (25 to 34)' than Penrith City
(17.1% compared to 15.5% - Profile ID 2017).
It should be noted that the Greater Sydney Commission has identified St Marys as falling within a
different housing market than Greater Penrith. This means that providing supply in one market
demand area may not satisfy demand in another due to preferences around housing locations and
housing types. Housing demand and capacity therefore differs between the two, and should be
viewed in that context.
The proposal is ideally positioned to capitalise on proximity to facilities and services including existing
transport and rail improvements at St Marys. The site and those adjoining to the west and south
warrant a higher population density than can currently occur and the current design and kerb appeal
of the Station Plaza Shopping Centre for users, commuters and residents should be substantially
improved.

1.3

Supporting reports

Supporting studies have previously been supplied, noting Council’s feasibility study undertaken by the
AEC Group earlier this year should also be considered
The Urban Design Study has been revised to reflect changes made post the Urban Design Review
Panel Meeting late last year. It includes an analysis of the physical features of the site to inform the
Planning Proposal.
An Addendum to the Traffic Impact Study has also been prepared reflecting the current land use mix
and yield.

Table 1

Supporting Documentation

Report
Traffic Impact Assessment

Prepared by
ASON Group

Urban Design (including
topography, heritage, existing
and future character)
Infrastructure Investigation
Report
Stormwater Management Review
Community Recreation and Open
Space Study
Economic Impact Assessment

DesignInc

Appendix
A - Updated addendum
letter January 2018
B - Updated January 2018

J Wyndham Prince

Previously supplied

J Wyndham Prince
Elton Consulting

Previously supplied
Previously supplied

HillPDA Consulting

Previously supplied
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2.

Planning Proposal

This Planning Proposal has been prepared in accordance with Sections 55(1) and (2) of the
Environmental Planning and Assessment Act 1979 having regard to “A guide to preparing Planning
Proposals” guidelines issued by the Department of Planning (August 2016). It comprises:
Part 1 – Objectives and Intended Outcomes
Part 2 – Explanation of Provisions
Part 3 - Justification
Part 4 - Maps
Part 5 – Community Consultation
Part 6 – Project Time

2.1

Part 1 - Objectives and Intended Outcomes of
the Planning Proposal

The Planning Proposal is seeking an amendment to the PLEP 2010 to facilitate the redevelopment of
the Station Plaza Shopping Centre site to accommodate a new mixed use (retail, commercial and
residential) development consistent with the St Marys Town Centre Master Plan and the revitalisation
of the St Marys Precinct.
The objectives of this Planning Proposal are to support the redevelopment of the site and renewal of
the northern precinct of St Marys by enabling increased height and FSR to:
» Revitalise an aged single storey retail site with limited kerb appeal adjacent to the railway station
through improved built form outcomes and a mix of complementary uses with modern architecture
that fits the context of the site and its surrounds
» Provide a diversity of housing alongside the station with the built form creating a ‘gateway’ to St
Marys reinforcing the northern extent of the town centre
» Reinforce St Marys as a strategic town centre for the Penrith local government area, within the
hierarchy of centres and as detailed in the Draft Greater Sydney Regional Plan 2017
» Position the St Marys Town Centre to take advantage of future investment in transport
infrastructure proposed as part of the development of the Second Sydney Airport by providing
additional commercial and retail floor space, and residential accommodation opportunities
» Support the increased use of existing public transport infrastructure by locating additional residents
and businesses in close proximity to an existing railway station
» Provide economic and social benefits to St Marys strategic town centre
» Create an activated, safe and accessible pedestrian environment through public domain
improvements including the opportunity to link to Queen Street, assisting in the ongoing
development, vitality and improvement of the town centre
» Contribute to the key metric of the State Government by increasing the percentage of dwellings
within walking distance of a local or strategic centre and the percentage of dwellings located within
30 minutes by public transport of a strategic centre (p14 draft Greater Sydney Regional Plan)
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The Planning Proposal will enable the potential of St Marys to be realised consistent with the Penrith
City Council vision articulated in the St Marys Town Centre Strategy (2006) and Masterplan (2007)
and the more recent Urban Design Concept for St Marys – as well as the Greater Sydney Commission
draft strategies for the Greater Sydney Region and the Western City District.

Figure 4

Proposed development (Station Street perspective)

Source: DesignInc Urban Design Report, January 2018 – indicative concept

Figure 5 Public plaza- indicative concept

Source: DesignInc Urban Design Report, January 2018
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The site is currently zoned B4 Mixed Use. The objectives of the Mixed Use zone are as follows:
1 Objectives of zone

» To provide a mixture of compatible land uses.
» To integrate suitable business, office, residential, retail and other development in accessible locations
so as to maximise public transport patronage and encourage walking and cycling.

» To minimise conflict between land uses within the zone and land uses within adjoining zones.
» To create opportunities to improve public amenity.
» To provide a wide range of retail, business, office, residential, community and other suitable land uses.
The proposed development is permissible in the zone. The Planning Proposal does not propose to
amend the zone for the Station Plaza site. The redevelopment of the site can be achieved without
amending the zone or accompanying land use table.
Other provisions in the PLEP 2010 that currently apply to the site restrict the realisation of its full
development potential include the Floor Space Ratio (3.2:1) and Height of Buildings controls (32m).
The Planning Proposal will enable the provision of:
» A new 4,500m2 Coles supermarket on the ground floor to replace the existing supermarket;
» 1,615m2 of speciality retail, café and restaurant uses with street and laneway frontage;
» 2,210m2 first floor podium commercial uses;
» Basement and first floor parking; and
» 580 - 600 residential apartments (level 2-5 podium and 6-17 above podium) with a mix of one, two
and three bedrooms.

Guiding Principles
It is proposed that the development be guided by the following principles which could also form part
of any site specific DCP.
Land Use Principles
» Provide retail and commercial space to activate the town centre and provide employment
opportunities. Provide a mix of uses – residential, retail and commercial including a 4,500m² Coles
supermarket.
» Provide a diverse range of residential apartments to support the growth of St Marys and take
advantage of its proximity to St Marys Rail Station (ToD).
» Act as catalyst for future land use vision for precinct.
» Integrate with surrounding retail development fronting Queen Street.
Public Realm Principles
» Provide public domain improvements to enhance the northern end of the St Marys Town Centre.
» Create new public spaces that prioritise the pedestrian and cyclist.
» Provide active uses at ground level to activate the public realm. Provide active street frontages
with outdoor spaces that encourage activities and may be used for community events.
» Improve amenity of existing public realm with landscaping and trees.
» Provide safe spaces with maximum surveillance.
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» Provide equitable 24/7 accessible spaces.
» Improve the permeability and connectivity of the town centre. Provide pedestrian linkages through
the site from St Marys Station to Phillip and surrounding streets.
Built Form Principles
» Create a gateway marker building for St Marys Town Centre.
» Provide a podium that creates a human scale at the street.
» Create a building form that steps down to the south to minimise overshadowing impacts.
» Locate vehicle access points to minimise disruption to pedestrian routes and limit impacts to
surrounding residential amenity.
» Provide street frontage setbacks which are landscaped and which provide buffers to neighbours.

2.2

Part 2 - Explanation of provisions

The redevelopment of the Station Plaza site will give effect to the St Marys Town Centre Strategy and
the State Governments identified actions for the centre (see Figure 12). The future vision for the site
can only be realised by amending the PLEP 2010 to enable the type of development, at the height and
scale, depicted in the concept plan (prepared by DesignInc, January 2018 – see Figures 4, 5, 16 and
17).
The site is currently zoned B4 Mixed Use and this zoning is not proposed to change.
The proposed outcome will be achieved by amending the PLEP 2010 in the following manner:
» Amend the Height of Buildings Map to provide a maximum building height of 61m in relation to
Lot 7 DP 7347438
» Amend the Floor Space Ratio Map to provide a maximum FSR of 5.5:1 in relation to, Lot 7 DP
7347438

14
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Figure 6

Maps showing the intended provisions

Existing Height of Building

Existing Floor Space Ratio

Proposed Height of Building

Proposed Floor Space Ratio

The proposed amendments are discussed in more detail below.

2.2.1 Building height
The proposed instrument will amend the principle development standard for the height of buildings in
the PLEP 2010 in relation to the Station Plaza site. The Height of Buildings Map shows the proposed
maximum height control for the site at 61m.
The design includes a six level podium (ground floor and five above) with retail uses including the
supermarket on ground level. The new design responds to the southern boundary and adjoining land
uses minimising overshadowing to the south, while maximising opportunities for activation by setting
back the podium to provide opportunities for outdoor dining, increase footpath depth and landscaping,
as well as the ability to incorporate some kerbside parking.
The proposed heights, although higher than the current PLEP controls, are ameliorated by
incorporating a podium and stepping the height of the proposed two towers down to a maximum of
49m along the southern boundary of the site adjoining the high density residential land south of Philip
Street where the current maximum height in the PLEP is 27 and 21m.

Station Plaza Planning Proposal (Revised) Elton Consulting
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The increase is justified on the basis of proximity to the station, St Marys role as a strategic centre,
context of the area and zoning of the site, future transport improvements and the existing strategic
and local planning context. It is also likely that other sites in close proximity to the station will be
reviewed for increased density during the process of Council reviewing its LEP in keeping with District
and Regional Plan goals. The recent AEC Group report confirms the site requires a minimum FSR of
5.5:1 to be viable and that this should be supported in any LEP review.
Figure 7 provides an indication of the building envelope and opportunity for the site and adjacent
Council car park site to absorb additional height.
Figure 7

Station Street elevation

Source: DesignInc, Urban Design Report January 2018

2.2.2 Floor space ratio
In order to achieve a level of development density and stimulate re-development for the St Marys
Town Centre site it is proposed that the principle development standard for the maximum floor space
ratio (FSR) in the PLEP 2010 in relation to the Station Plaza site be amended to provide an FSR of
5.5:1 on the FSR Map. This FSR is the minimum necessary to achieve a viable outcome, and is in
keeping with the Council’s AEC Report conclusions for the site.
The FSR will trigger redevelopment of the Station Street Plaza site as a gateway development/key site
for St Marys providing an anchor at the northern end of Queen Street adjacent to the train station and
bus interchange.
The FSR and height controls work in combination with setbacks and design to ensure an appropriate
built form outcome.

Justification of the increased FSR based on feasibility
Earlier this year Penrith City Council commissioned the AEC Group to carry out a Residential Feasibility
Analysis to understand if the current FSR and building height controls under the PLEP 2010 facilitate
feasible development within St Marys Town Centre.
The Station Plaza site was one of ten sties selected for this purpose.
The study concludes that, given current market conditions in the local apartment market, high-density
development under current FSR controls is largely unviable given the low prices new apartments
command within the local market relative to their cost. The required FSR differed for each of the 10
sites, but for this site the minimum FSR threshold was identified as 5.3:1 – 5.5:1.
It also notes that the renewal of town centres is self-perpetuating. Momentum gathers when one or

two development are planned well to activate the streetscape and bring about genuine renewal. A lift
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in the aesthetic quality of the streetscape brings with it a lift in end-sale values. It would therefore be
beneficial for Council to work with developers of key sites that have the potential to have a
transformative influence (iv).
As a result of feedback from the Urban Design Review Panel and Council in relation to the AEC report,
Haben Property has redesigned the proposal to achieve an FSR of 5.5:1 being the absolute minimum
threshold to enable redevelopment to occur on the site. It accords with local and state plans for the
area and better addresses concerns raised about the current surrounding context.

2.3 Part 3 - Justification for LEP Amendment
Part 3 sets out the justification for the Planning Proposal against its strategic planning context,
considering the environmental, social and economic impacts of the proposal and the interests of the
State and Commonwealth Governments.
In accordance with the guidelines, the level of justification is to be commensurate to the stage in the
LEP-making process. As this is an initial Planning Proposal, the potential impacts of the proposal must
be identified but a comprehensive response is not required (‘A Guide to Preparing Planning Proposals’,
p. 10). Further assessment, if deemed necessary, is to be provided post-Gateway. As any information
deemed necessary is gathered post Gateway determination, the planning proposal will be updated to
include additional justification (p.10).
The guidelines contain a list of questions to consider when demonstrating the justification for a
Planning Proposal. Each of these questions is addressed following.

2.3.1 Section A - Need for the Planning Proposal
Q1. Is the Planning Proposal a result of any strategic study or report?
Yes – This Planning Proposal has come about following a body of strategic planning work undertaken
by Penrith City Council over a period of ten years as detailed below.

St Marys Town Centre Strategy 2006
The St Marys Town Centre Strategy (2006) outlines a vision to deliver a vital, viable, sustainable Town
Centre through;
» the creation of attractive, inviting and safe public places
» encouraging new mixed use and high density residential developments in and around
the Town Centre.
It identifies the site as being within the Precinct ‘Station Entry’ (Mixed Use) (p52). Page 47 identifies
that there is no defining entry to the centre either from the GWH at the south or from the
railway station to the north.
A mix of uses should attract pedestrians and increase activity to create a lively social environment and
improve economic performance. A growing population and economic investment in the Centre has
significant potential to increase its vitality and viability in the longer term.

St Marys Town Centre Masterplan 2007
The 2007 Masterplan shows the site as being within a 5-minute walking radius of the station,
which a large portion of the town centre is not.
The proposal is in keeping with key urban design principles identified in the St Marys Town Centre
Revised Masterplan (2007): -

Station Plaza Planning Proposal (Revised) Elton Consulting
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> 1. Increase density around the railway station

Specifically, the study states that ‘The Station precinct at St Marys has the potential to be
developed with high-density towers that will be in very close proximity to the station and
provide a gateway signal to the town centre from the railway station.’ ‘We have identified 5
sites that could take towers up to 16+ levels, which could provide for a variety of
apartment housing types.’ ‘The remainder of the built form in St Marys will be of a smaller
scale, more related to the scale of the streets and the depths of the blocks.’ It should be noted
that this site is one of the five identified.
> 2. Maintain the Character and scale of Queen Street

The ground floor of the site is identified as commercial, with upper floors residential.

City Strategy 2013
In 2013 the Council’s existing strategies, such as the St Marys Town Centre Strategy (2006) and
associated Masterplan (2007), were brought together into the City Strategy. It states that St Marys
centre is well-serviced with rail transport and is expected to accommodate 1,200 dwellings by 2031. It
identifies key challenges for the St Marys Town Centre including competition from larger centres such
as Blacktown and Mt Druitt; improving internal pedestrian and cycle linkages; diversifying land-uses
beyond retailing; encouraging a balance of daytime and night-time activities, and encouraging
increased social connection (p77). It doesn’t provide any detailed urban design recommendations.

Reclassification of land 2015-2017 and draft concept plan
In August 2015 the Council considered a Planning Proposal to amend Schedule 4 of the PLEP 2010,
reclassifying certain land at St Marys including its car park at Station Street to allow it to be able to
consider opportunities to grow the Town Centre that are consistent with and help implement the
adopted Strategy and Masterplan.
The council site directly adjoins to the west of the Station Street Plaza - along both Queen and Phillip
Streets (see Figure 8 below).
Figure 8

Location of reclassified land in context

The Planning Proposal site
Adjoining Council car park
now reclassified as
operational land

Source: Penrith City Council website 2017

It was noted that the private sector has recognised the potential for St Marys including the
development of concepts for Station Plaza and St Marys Village Shopping Centres (Ordinary Council
Meeting 18 April 2016, p3). It states that the land at Station Street can support high-density
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residential development because of its proximity to St Marys Station. New residential
developments will inject a population into the Town Centre, increasing its vibrancy and
activity. Well-designed development in this location would also signal arrival in the Town
Centre when travelling by train (p10).
In developing the Strategy for St Marys, Council examined the role that the two major retail
developments played – both as a magnet and as a competitor to other businesses. The independent
economic analyses carried out in 2004 (to inform the Strategy) and in 2013 (to understand the effects
of expanding St Marys Village and Station Plaza shopping centres) found that the Town Centre, as a
whole, is performing poorly and that the expansion of one or both of the shopping centres would
improve the Town Centre’s overall economic performance. The Town Centre has lost and continues to
lose trade to Penrith and Mt Druitt because of the range of shops and services these centres provide
(p8).
A draft Concept Plan for the St Marys Town Centre prepared for Penrith City Council in August 2015 to
support the public exhibition of a PP for the land reclassification identifies as likely and desirable
– the redevelopment of major sites which include the two shopping centres (p9).

St Marys Town Centre Residential Feasibility Analysis 2017
As the PLEP 2010 is over seven years old, with supporting studies older still, the Council
commissioned a report from the AEC Group to understand if current FSR and building height controls
under the PLEP 2010 facilitate feasible development within St Marys Town Centre.
The Station Plaza site was one of ten sties selected for this purpose.
The study concludes that, given current market conditions in the local apartment market, highdensity development under current FSR controls is largely unviable given the low prices new
apartments command within the local market relative to their cost. The required FSR differed for
each of the 10 sites, but for this site the minimum FSR threshold was identified as 5.3:1 –
5.5:1.
It also notes that the renewal of town centres is self-perpetuating. Momentum gathers when one or

two development are planned well to activate the streetscape and bring about genuine renewal. A lift
in the aesthetic quality of the streetscape brings with it a lift in end-sale values. It would therefore be
beneficial for Council to work with developers of key sites that have the potential to have a
transformative influence (iv).
As a result of feedback from the Urban Design Review Panel and Council in relation to the AEC report,
Haben Property has redesigned the proposal to achieve an FSR of 5.5:1 being the absolute minimum
threshold to enable redevelopment to occur on the site. It accords with local and state plans for the
area and better addresses concerns raised about the current surrounding context.
The Planning Proposal will facilitate investment in St Marys and provide a catalyst for the continued
urban renewal of the town centre.
Q2. Is the Planning Proposal the best means of achieving the objectives or intended
outcomes, or is there a better way?
The Planning Proposal is the best means to achieve the objectives and intended outcomes for the site
and broader area as described in Part 1 of this report. As Council’s residential feasibility analysis
demonstrates, the existing planning framework is insufficient to adequately stimulate and activate
development and re-development in St Marys and this site in particular. The analysis was conducted
to inform changes to the PLEP 2010, and as such this proposal is consistent with the direction the
council will be taking through their comprehensive LEP review.
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The recently published revised draft Western City District Plan, also supports maximising
opportunities, providing increased density and diversity of housing, and a mix of uses as a way to
strengthen St Marys (see Figure 12).

2.3.2 Section B - Relationship to Strategic Planning Framework
Q3. Is the Planning Proposal consistent with the objectives and actions contained within
the applicable regional or sub-regional strategy?

A Plan for Growing Sydney identified Penrith as a growing city and Penrith City Council are active in
facilitating investment in the Penrith CBD. Both A Plan for Growth Sydney and the NSW Long Term
Transport Master Plan highlight opportunities for growth and increased densities taking
advantage of strategy transport linkages such as railway stations. St Marys has also been flagged as
the junction of a south west rail link supporting the continued development in western and south
western Sydney including the proposed new airport at Badgerys Creek (refer to Figure 9).
The new Draft Greater Sydney Region Plan and Draft Future Transport Strategy 2056 were released
by the NSW Government in October 2017. When finalised they will update A Plan for Growing Sydney
and the NSW Long Term Transport Master Plan.
They are specific about the role of strategic centres, such as St Marys, noting that Greater Penrith has
been classed as a metropolitan city cluster with Liverpool, Campbelltown-Macarthur and the Badgerys
Creek Aerotropolis.
The draft Plans note in terms of urban renewal that where there is significant investment in transit
corridors, both existing and proposed, urban renewal may best be investigated in key nodes along the
corridor. Penrith to St Marys has been identified as a Priority Growth Area to be investigated by the
State Government. Figure 9 shows St Marys is envisaged as a key transport node for the Western City
region connecting to a new mass transit corridor.
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Figure 9

Greater Sydney Intermediate Transit Network (visionary)

Source: draft Future Transport Strategy 2056 p83

There are a number of strategic planning documents relating to the subject site as outlined following.

A Plan for Growing Sydney
A Plan for Growing Sydney was released in December 2014, is the strategic plan for the future growth
of the Sydney Metropolitan Area over the next 20 years. The Plan provides key directions and actions
to guide Sydney’s productivity, environmental management, and liveability – including the delivery of
housing, employment, infrastructure and open space. The plan identifies Western Sydney as a key to
Sydney’s success.
The plan will deliver parks, shorter commutes and affordable housing. In particular, the Planning
Proposal is consistent with the initiatives identified in the table below.
Table 2

A Plan for Growing Sydney Relevant Actions

Direction/Action

Comment

1.4: Transform Western Sydney through growth and investment
1.4.2 Develop new strategic employment
corridors along transport and infrastructure
investments that will support Badgerys Creek
airport

Proximity of the site to the Western Sydney
Employment area. This area is predominately
industrial and lies between the intersection of the
M4 and M7 motorways at Eastern Creek. St
Marys provides an accessibility opportunity to

Station Plaza Planning Proposal (Revised) Elton Consulting

21

Direction/Action

Comment
provide housing choice in close proximity to the
Western Sydney Employment area

2.1 Accelerate housing supply across Sydney
2.1.1 Accelerate housing supply and local
housing choices
2.1.2 Accelerate new housing in designated
infill areas
2.1.3 deliver more housing by developing
surplus or under-used government land

The proposal provides housing supply of different
sizes and price range in St Marys. The Planning
Proposal can accelerate infill residential
development.
Opportunity for Penrith Council to consider the
options for delivering additional housing and
commercial/retail development on the Council’s
car park site in the future and incorporating
access to public parking

2.2 Accelerate urban renewal across Sydney – providing homes closer to jobs
2.2.1 Use the Greater Sydney Commission to
support council led urban in-fill projects

Not specifically identified but consistent.
The site is located adjacent to a railway station
and can be seen as a catalyst infill project in the
northern area of the St Mary’s town centre.

3.1 Revitalise existing suburbs
West Subregion

St Marys sits at the eastern extent of the West
Subregion and the northern extent of the South
West Rail Link Extension Investigation.
The residential adjacent to the St Mary’s town
centre is beginning to transition and change. The
site may be a catalyst for revitalisation adjacent
to the St Marys railway station.

Draft Greater Sydney Region Plan 2017
The Draft Greater Sydney Region Plan was released by the Greater Sydney Commission in October
2017, and sets out a vision, objectives, strategies and actions for a metropolis of three cities across
Greater Sydney to 2056 (see Figure 10). It will replace A Plan for Growing Sydney once finalised.
» It identifies St Marys as a strategic centre playing a different role to Greater Penrith as a
metropolitan centre.
» A Greater Penrith to St Marys corridor growth area has been identified to provide for an integration
of land use and transport planning to plan for a connected, vibrant Western Parkland City with
more homes, jobs and services with open space opportunities. It will guide redevelopment
opportunities and identify the infrastructure required to support continued growth.
» The Greater Penrith to St Marys corridor is envisaged as a hub of economic activity that links the
Penrith City Centre, and the Penrith health and education precinct, to the development
opportunities around St Marys.
» A potential new north-south train corridor will deliver a Western Economic Corridor (refer to
Objective 15). It will connect the Western Sydney Airport and Badgerys Creek Aerotropolis as well
as the Sydney Science Park to St Marys, Marsden Park and Rouse Hill in the north and to Oran
Park, Narellan and Campbelltown-Macarthur in the south and create opportunities for new centres.

22

Station Plaza Planning Proposal (Revised) Elton Consulting

» The Western Sydney City Deal will deliver change for Western Sydney including improving housing
affordability through support for increase supply and housing diversity, including improvements to
planning and zoning regulations and higher density developments in appropriate locations
(p92).
» The NSW Government will enhance public transport access to strategic centres as part of the 30minute city – that is 30-minute access by public transport to the nearest strategic centre seven
days a week to access major retail, entertainment and other needs. This will improve both
productivity and liveability.
It is noted that the draft Greater Sydney Regional Plan (2017) states that for all strategic centres the
expectations are:
» high levels of private sector investment
» flexibility, so that the private sector can choose where and when to invest
» co-location of a wide mix of land uses, including residential
» high levels of amenity and walkability
» areas identified for commercial uses, and where appropriate, commercial cores (p103).
We contend that our proposal meets these expectations for St Marys strategic centre.

Figure 10

Draft Greater Sydney Region Plan on a Page
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Source: Greater Sydney Commission, 2017

NSW Long Term Transport Master Plan December 2012
The NSW Long Term Transport Master Plan is the 20-year plan for an integrated transport strategy for
NSW. The Master Plan provides an overarching framework from which detailed transport plans will be
developed and will work concurrently with the Metropolitan Growth Strategy – A Plan for Growing
Sydney to achieve this.
In particular, Chapter 5 Sustaining Growth in Greater Sydney provides the following overarching vision
for transport in Western Sydney:

If we’re to achieve an efficient and liveable city while accommodating a larger population we
need to make Sydney more multi-centred and connected. Urban renewal will improve the
amenity and function of Sydney’s large and small centres, and support public transport, walking
and cycling. Strategic centres and specialised precincts will be the focus of improved cross-city
connections.
Unlocking the development potential of Sydney’s suburbs and neighbourhoods can provide new
homes close to jobs and services, and help to meet Sydney’s growing housing demand. It also
provides an opportunity to revitalise housing stock to match our changing household needs. In
particular, supporting residents to age in place – with good access to public transport – will be an
important requirement for Sydney in the coming decades.
Medium and high density housing will be encouraged within the walking catchments of larger
centres well serviced by public transport and infrastructure.
The Planning Proposal outline for St Marys is a step towards realising the potential for growth in
densities in Western Sydney around existing transport infrastructure. In addition, the Long Term
Transport Master Plan includes a commitment to upgrades and enhancement of the rail corridor
between Parramatta and Penrith.

Draft Future Transport Strategy 2017
The draft strategy recognises that transport is a ‘placemaker’ (see Figure 11). It can transform the
public domain, activate centres and unlock new activity. Transport can also generate new commercial
and housing developments and renew existing neighbourhoods and spaces.
Better transport can improve the liveability and character of places across the state, achieve wider
benefits from investment and encourage more desirable patterns of development.
The strategy shows that St Marys is proposed to be a key transport hub with development
contributing to the 30-minute city agenda.
Figure 11 Movement and place
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Source: Future Transport Strategy 2056, p71

Draft Western City District Plan 2017
The draft plan identifies St Marys as:
» Having a job target rising from 8,300 in 2016 to 10,000-11,500 in 2036
» Being part of a hub of economic activity
» Providing for the integration of land use and transport planning to connect more homes, jobs and
services with open space opportunities
» Part of a Priority Growth Area investigation
» Having key actions to maximise opportunities and enabling a mix of land uses to
encourage a diverse and active night-time economy, and support greater housing
diversity and densities (emphasis added - see Figure 12).
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Figure 12 State Government principles for the strategic centre of St Marys

Source: Draft Western City District Plan 2017: p95

Q4. Is the Planning Proposal consistent with a council’s local strategy or other local
strategic plan?
Penrith City Council has been working closely with the community of St Marys over the past ten years
on a long term vision for St Marys Town Centre. The Planning Proposal is consistent with the aims
and objectives of the St Marys Town Centre Strategy and Master Plan and associated strategic plans
relevant to St Marys.
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The following strategic documents have been prepared for the St Marys Town Centre:
» St Marys Town Centre Strategy 2006
» St Marys Town Centre Masterplan 2007
» Planning Proposal for Reclassification of Land – Strategic Objectives for St Marys
» Draft Concept Plan for St Marys 2015

St Marys Town Centre Strategy 2006 and
Masterplan 2007
The response to Q1 provides addition information on Council’s
strategies, but the purpose of the Strategy and Masterplan,
among other things, is to enable a central town square, a new
east-west road linking Charles Hackett Drive with Queen Street,
and distinct entry gateways from the Western Rail Line and the
Great Western Highway. These documents also recognise the
importance of the existing shopping centres (Station Plaza and
St Marys Village) and recommends expansion towards Queen
Street.
Under the heading ‘St Marys Town Centre Planning Guidelines’
the Masterplan provides Block Studies of key sites on the Town
Centre. Block 1 combines the subject site (Coles site) and
Council’s car park site as site ‘B’. The controls for site ‘B’ include
a single storey podium with 16 storey towers above.
In particular, the following objective has been extracted from the
Masterplan (emphasis added):

Increase Density around the railway station

The Department of Planning‘s Metro Strategy has identified
that town centres located along transport corridors, such a
St Marys, should be developed to allow for an increased
density that will benefit from the proximity to public
transport.
The Station precinct at St Marys has the potential to be
developed with high-density towers that will be in very
close proximity to the station and provide a gateway
signal to the town centre from the Railway station.
The commercial centre in the station precinct could be
expanded westward to take in some of the Council owned
land. The depth of the block from the station southward is
such that there would be minimal overshadowing impact on
neighbouring residential or commercial property. We have
identified 5 sites that could take towers up to 16+levels,
which could provide for a variety of apartment housing
types. The remainder of the built form in St Marys will be of
a smaller scale, more related to the scale of the streets and
the depths of the blocks.
The Planning Proposal achieves this objective, including the
provision of a new public plaza.
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Draft Concept Plan for St Marys Town Centre
A draft Concept Plan for St Marys Town Centre (2015) was one of several documents which supported
a public exhibition of a Planning Proposal for the Reclassification of Certain Public Land in the St Marys
Town Centre (refer to section 4.6.2). It lists five strategic objectives as follows:
» Improve existing levels of pedestrian activity and social interaction within the St Marys Town
Centre.
» Encourage higher levels of retailing and business activities, and share those activities across the
whole of the town centre.
» Identify the most-effective configuration for public lands and streets that would promote highestpossible levels of pedestrian and business activities, and recommend general directions for the
detailed design of public places.
» Nominate directions for future development that would promote high levels of pedestrian activity in
public places, as well as contributing to the improvement of local retailing and business services.
» Recommend directions for updating and co-ordination of Penrith City Council's current strategies
and policies which apply to the town centre.
The draft Concept as it relates to the redevelopment of the Station Plaza site is illustrated in Figure
13.
The five strategic objectives are achieved in the following way:» An improved north south pedestrian linkage will be created along the western edge of the site. It
will link to the new proposed front footpath along Station Street. The footpath will link to Queen
Street, making the northern edge more walkable and linking to Queen Street is a safer and
improved amenity outcome. A pedestrian link through the adjoining sites is also proposed in any
future redevelopment to link the plaza to the northern end of Queen Street.
» The Planning Proposal creates retail looking out to the street, instead of a fully internalised
shopping centre. The proposed retail and commercial uses fulfil a demand in the local area and can
complement the whole town centre.
» Service delivery will still be required to the site, and will be taken from Philip Street. This enables
Station Street to promote high pedestrian activity, which will be supported by wider footpaths.
» The proposed new public domain linkage and open space on the western side provides for
enhance pedestrian linkage, and also provides a new public domain space adjacent to Council’s
land to support any future development.
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Figure 13 Draft Concept Plan for Station Street Plaza

Source: Brett Newbold, Draft Concept Plan for St Marys Town Centre, 2015

Penrith City Council – City Centres Improvement Program 2015-16
St Marys Town Centre has been identified in the City Centres Improvement Program for targeted
expenditure of almost $3M on civic improvements in the 2015-16 Operational Plan budget. This
demonstrates the commitment of Council to the continued revitalisation of St Marys which will
continue with the support of investment facilitated in part by proposals such as the re-development of
the Station Plaza site.

Penrith Local Environmental Plan 2010
The local planning controls applicable to the site are contained in the PLEP 2010.

Aims of Plan
The aims of the PLEP 2010 are:
(a)

to provide the mechanism and planning framework for the management, orderly and economic
development, and conservation of land in Penrith,

(b) to promote development that is consistent with the Council’s vision for Penrith, namely, one of a
sustainable and prosperous region with harmony of urban and rural qualities and with a strong
commitment to healthy and safe communities and environmental protection and enhancement,
(c)

to accommodate and support Penrith’s future population growth by providing a diversity of housing
types, in areas well located with regard to services, facilities and transport, that meet the current and
emerging needs of Penrith’s communities and safeguard residential amenity,
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(d) to foster viable employment, transport, education, agricultural production and future investment
opportunities and recreational activities that are suitable for the needs and skills of residents, the
workforce and visitors, allowing Penrith to fulfil its role as a regional city in the Sydney Metropolitan
Region,
(e)

to reinforce Penrith’s urban growth limits by allowing rural living opportunities where they will promote
the intrinsic rural values and functions of Penrith’s rural lands and the social well-being of its rural
communities,

(f)

to protect and enhance the environmental values and heritage of Penrith, including places of historical,
aesthetic, architectural, natural, cultural, visual and Aboriginal significance,

(g) to minimise the risk to the community in areas subject to environmental hazards, particularly flooding
and bushfire, by managing development in sensitive areas,
(h) to ensure that development incorporates the principles of sustainable development through the
delivery of balanced social, economic and environmental outcomes, and that development is designed
in a way that assists in reducing and adapting to the likely impacts of climate change.

The Planning Proposal positively contributes to the PLEP 2010 objectives through improved urban
design outcomes for the site, increased walkability, public realm improvements and transport node
activation, fostering employment, encouraging visitors, and the provision of high density housing
increasing housing choice and price points.
Active Street Frontages
The PLEP 2010 includes provisions in relation to active street frontages. The intention of clause 7.8
Active Street Frontages is to ensure that development in certain areas as mapped addresses the
interaction between the activity and the public domain.
The redevelopment incorporates residential uses that overlook the street and the redesigned shopping
centre increases its active frontages and provides better connectivity to Queen Street.
Figure 14 Activation
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Source: DesignInc Urban Design Report, January 2018

Penrith Development Control Plan 2014
The site is also subject to the Penrith Development Control Plan 2014 (DCP). The DCP applies to the
entire local government area and includes general guidelines applicable to the whole LGA as well as
specific controls for the St Mary’s Town Centre Precinct in E15 Part B St Marys Town Centre.
The aim of the specific controls in the DCP in regard to St Marys Town Centre is to provide provisions
for development that will:

a) Contribute to the growth and character of St Marys;
b) Deliver a balanced social, economic and environmental outcome; and
c) Protect and enhance the public domain.
The plan for the St Marys Town Centre includes the establishment of two distinct gateways,
which, coupled with the creation of a central town square, aims to revitalise the heart of the town.
The site sits within the Northern East (Mixed Use) precinct in the DCP which is identified as the
northern gateway to St Marys Town Centre.
This precinct provides a key focus for the revitalisation of St Marys Town Centre.
The urban design concept developed for the subject site has been devised having regard to the
objectives for the precinct and is consistent with these objectives.

Reclassification of land at St Marys
Page 18 of this PP details the intent and rationale of this process and on 25 August 2017 the NSW
Government completed the reclassification process for land including the adjoining car park site.
While there is no proposal by Council to either develop or dispose of this site at this stage, the
synergies between the car park and the Station Street Plaza give rise to the need to include the
Council site in terms of consideration to the wider planning context. The reclassification of the council
site unlocks the development potential, and is key in providing opportunities for car parking, civic
open space, a linkage to Queen Street, in addition to future mixed use development consistent with
the 2007 Masterplan.
The reclassification of land from community to operational is a key step in unlocking the opportunities
to better utilise public land to deliver these outcomes.
The community and Council recognise the potential for revitalisation of the St Marys Town Centre and
has captured the strategic vision for the precinct in the St Marys Town Centre Strategy 2006 and the
subsequent Masterplan developed in 2007. One of the issues identified was the importance of new
and improved public spaces.
The Planning Proposal provides new and improved public spaces, as shown in Figure 14.
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Q5. Is the Planning Proposal consistent with applicable state environmental planning
policies?
The following State Environmental Planning Policies are applicable and relevant to this Planning
Proposal.
Table 3

Relevant SEPPs

SEPP
SEPP No. 32 – Urban Consolidation
(Redevelopment of Urban Land)

SEPP 65 – Design Quality of Residential
Apartment Development

SEPP (Affordable Rental Housing) 2009

SEPP (Exempt and Complying Development
Codes) 2008
SEPP (Infrastructure) 2007

Consistent
Consistent
The Planning Proposal seeks to permit increased
densities in the St Marys Town Centre, which is
well located close to public transport, jobs and
services and is consistent with the objectives of
the SEPP.
Consistent
The Planning Proposal will not affect the
application of the SEPP. The Planning Proposal
includes the insertion of new Part of the LEP
specific to St Marys Town Centre which will
replicate the current clauses applicable to the
Penrith City Centre in relation to the FSR and HOB
as well as provisions that will ensure high quality
urban design and public benefit.
The future detailed design and development
application will comply with SEPP 65.
Consistent
The Planning Proposal does not specifically provide
for affordable rental housing, however, it does
improve opportunity for housing choice in the St
Marys Town Centre accessible to retail and
commercial development and transport
infrastructure. The proposal the will not affect the
application of the SEPP.
The proposed residential dwellings will provide for
a range of prices, enabling key workers to be able
to afford to purchase in the area.
Nothing in this Planning Proposal affects the
application of the SEPP.
Nothing in this Planning Proposal affects the
application of the SEPP.

Q6. Is the Planning Proposal consistent with applicable Ministerial Directions (s.117
directions)?
The Planning Proposal has been assessed against the s117 Ministerial Directions. The applicable 117
directions and a comment in terms of consistency as addressed in the Table 4.
Table 4

Section 117 Directions

Section 117 Direction
1.
Employment and resources
1.1 Business and Industrial Zones
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Comment
This direction applies because the Planning Proposal
affects land within a business or industrial zone.
The direction states that a Planning Proposal must
retain these areas and not reduce the floor space for
employment uses.
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Section 117 Direction

Comment
The Planning Proposal seeks to provide for increased
densities, and applies to land zoned B4 Mixed Use.
The Planning Proposal increases rather than reduces
the area available for retail and commercial uses.
The Planning Proposal is consistent with this direction.

3. Housing, Infrastructure and Urban
Development
The Planning Proposal will facilitate the development
3.4 Integrating Land Use and Transport
and re-development of the Station Street Plaza site. In
doing so, the proposal will provide a catalyst for
development and urban renewal in the town centre
providing for jobs, services, activities and housing in
the one location. The appropriate mix of housing
typologies at this location, adjacent to the St Marys
railway station and bus interchange support the
direction.
The Planning Proposal is consistent with this
direction.
6 Local Plan Making
6.1 Approval and Referral requirements
6.2 Reserving Land for Public
Purposes

The Planning Proposal does not introduce any
provisions which require any additional concurrence,
consultation or referral.
The direction states that a Planning Proposal must not
affect zonings or reservations of land for public
purposes without the approval of the relevant public
authority and the Secretary of the Department of
Planning and Environment.
The Planning Proposal is not seeking to affect land
reserved for public purposes.
The Planning Proposal is consistent with this direction.

7. Metropolitan Planning
7.1 Implementation of the Metropolitan
Plan

Consistency with the Metropolitan Strategy, A Plan for
Growing Sydney, along with the new draft Greater
Sydney Region Plan and draft Western City District
Plan 2017 has been demonstrated in this proposal.

2.3.3 Section C - Environmental, Social and Economic Impact
Q7. Is there any likelihood that critical habitat or threatened species, populations or
ecological communities, or their habitats, will be adversely affected as a result of the
proposal?
No- this is not applicable to this Planning Proposal as the site is not identified as having any natural
resource sensitivity in the PLEP 2010.
Q8. Are there any other likely environmental effects as a result of the Planning Proposal
and how are they proposed to be managed?

Scenic protection
The northern part of the site has a scenic and landscape protection affectation which follows along the
rail corridor, ending just west of the site. The purpose of the identification under clause 7.5 of the
PLEP 2010 is to ensure development in these areas is located and designed to minimise visual impact
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and Council must be satisfied that measures will be taken to minimise such impacts in granting any
development consent. The building has been designed to minimise impacts, with more detail
provided in the Urban Design Study. Significant views are available towards the west and the Blue
Mountains and these views along Phillip Street will be retained.

Heritage
Directly adjacent the Station Plaza Shopping Centre is the St Marys Station Group of heritage items.
The group is of state significance as an early station opened in the 1860s. The St Marys Station Group
has representative significance combining a range of buildings and structures dating from the 1880s
and World War II period to the present day including the station building, goods shed, signal box,
crane and footbridge substructure (excluding bus terminal and properties to the east along the railway
corridor).
Most other local heritage items are located around Great Western Highway to the south of the Station
Street Plaza site and relate to tanning and wagon building industries from the mid nineteenth century.
Detailed consultation in relation to the Station heritage items will occur post Gateway.
Figure 15 Heritage Items

Source: Penrith LEP 2010 Sheet HER_019

Wind effects
Taller buildings can cause wind tunnel impacts. To mitigate this the two tower forms have been set
back from the podium to minimise both potential wind effects and visual impacts. As wind hits tall
buildings, it is deflected downwards. Downwards wind is deflected from the street when it hits the
podium. Most laneways are protected from the funnelling of prevailing winds, due to their shorter
lengths and location within the street network. Full assessment will occur at the development
application stage.
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Noise
More people on the site will increase noise levels.
Putting residential buildings on top of a podium can provide shielding against traffic noise from roads
in the vicinity. Certain architectural features such as fins and balconies can also help reduce the
impact of road traffic noise on residences, as can room layout.
Potential mitigation strategies for any identified noise issues such as double glazing of certain
windows, will be fully assessed at the development application stage based on any studies deemed
necessary post Gateway. Other mitigation measures such as trading and delivery hours for retail uses
can be determined at the Development Assessment stage.
There are no other likely environmental effects identified in the PLEP 2010.
Q9. Has the Planning Proposal adequately addressed any social and economic effects?
The Urban Design Report (Appendix B) addresses the key issues in relation to the urban design
framework and proposed building envelope. In addition, technical studies have been undertaken to
assess the likely environmental effects resulting from the Planning Proposal in relation to the following
matters:
» Traffic and transport
» Infrastructure (including water, sewer, telecommunications, electricity and gas)
» Economic impacts
Each of these matters is addressed below.

Urban Design
The proposal includes an increase in building height which has the potential to impact on the amenity
of the surrounding area. The design concept has been conceived having regard to SEPP 65 and the
Residential Apartment Guide ensuring a design outcome that duly considers solar access, light, cross
flow ventilation, views and vistas, access and circulation. The courtyard is enclosed for four levels with
internal dimensions of 31.9m and 57.9m in compliance with the ADG. To reduce the potential visual
and overshadowing impact of the residential apartments above the podium, the tower forms have
been setback from the podium edge – 5m from the northern station Street podium façade, 6m from
the western and eastern public space and 15.3m from the southern Philip Street podium façade.
The podium is designed to provide a defined active edge and human scale to the public domain, with
setbacks enabling outdoor seating zones, landscaping and the potential for indented curb side
parking.
These elements can be refined in detail at the Development Application stage. It should be noted that
building form has changed substantively in this proposal to take account of the Design Review Panel’s
recommendations (20 September 2017).
The building height has been reduced from the potential 158m first considered for the site, to a
maximum of 61m. To reduce the potential visual and overshadowing impact of the residential
apartments above the podium the tower forms have been setback from the podium edge. Built form
above the podium is setback further to minimise potential visual, wind and overshadowing impacts.
The potential redevelopment of the adjoining site has also been considered (see Figures 7, 16 and
17). Potential mitigation strategies for any identified wind or noise issues, such as double glazing of
certain window, will be fully assessed at the development application stage based on any studies
deemed necessary post Gateway.
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Figure 16 Proposed maximum building heights for the site

Source: DesignInc, Urban Design Report, January 2018

Figure 17 East-west longitudinal section showing potential redevelopment option for the
Council carpark site

Source: DesignInc, Urban Design Report, January 2018

The proposed urban design form will have regard to the bulk and orientation of building envelopes
illustrated in the Masterplan, orientating to the north and creating east-west buildings, having regard
to solar access, cross ventilation, overshadowing and activating opportunities for access to civic
spaces and connectivity between the subject site and adjoining land.

Views and Visual Impact
The site is relatively flat from rising from RL30 in Queens Street to RL40 towards the eastern extent of
the site. Significant views are available towards the west and the Blue Mountains and these views
along Phillip Street will be retained.
The development will result in a building that will initially be a landmark in terms of the existing low
rise character of the St Marys Town Centre – noting that this character is likely to change. This is
considered a positive outcome and opportunity to establish good architectural design as standard for
new developments.

Overshadowing
The Urban Design Report includes shadow diagrams in the context of both the development of the
site as a standalone development, as well as development within the context of the potential future
development of St Marys based on the Master Plan and Town Centre Strategy.
The diagrams provide Mid-Winter 9am/12pm/3pm and demonstrate that while over shadowing will
occur, the extent has been minimised by the design and orientation of the towers. Figure 18
represents Mid-Winter 12pm at 5.5:1.
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Figure 18 Mid-Winter 9am, 12pm and 3pm FSR 5.5:1

Source: DesignInc, January 2018

Traffic and Transport
The site is connected to the Great Western Highway to the south and it is noted that a number of
improvements are proposed to the surrounding arterial road network including the Werrington arterial
to the west of the site which will provide a new connection to the M4 Motorway and potentially
alleviate pressure at the existing intersection of Great Western Highway with Mamre Road.
Figure 19 Current road hierarchy and linkage

Source: ASON 2016

There are no continuous cycle networks, however, Charles Hackett Drive has a facility for part of its
length.
Pedestrian linkages currently exist linking the rear lane car parking with Queen Street’s retail and
commercial uses. The Council has identified the opportunity for linkages between the subject site and
Queen Street; similarly running north south between Station Street and Philip Street.
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Public Transport
The site lies opposite the St Marys Interchange along Station Street, which is serviced by train (T1
Western Line) and numerous bus routes. A summary of the public transport options available in close
proximity to the site is provided in Figures 20 and 21 and discussed following.

Bus services
St Marys is located in ‘Region 1’ of the NSW Government Bus Contract System, and is serviced by
Busways. Region 1 includes Penrith, Richmond, Mount Druitt, St Marys, Blacktown and Rouse Hill. A
summary of the bus routes servicing the area surrounding the site and typical bus service frequencies
are provided in Figure 20.

Figure 20 Bus Service Frequencies

The Integrated Public Transport Service Planning Guidelines (TfNSW, 2013) states that bus services
influence the travel mode choices of sites located within 400 metres (approximately 5 minutes’ walk)
of a bus stop. In this regard, the site is highly accessible by bus and it is anticipated that residents
within the catchment areas would use these services to travel to and from the site.
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Figure 21 Public Transport

Source: ASON Traffic Impact Assessment July 2016

Rail services
The site is located within 150m of St Marys railway station, which is serviced by the Western Line, as
shown in the Sydney Trains Suburban Network Map in Figure 22 over page. The Main Western Rail
Line provides an eastern connection to the Parramatta and the Sydney CBD and a western connection
to the Blue Mountains via Penrith.
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Figure 22 Sydney Trains Suburban Network Map

Future Transport Infrastructure
The NSW Long Term Transport Master Plan identifies the potential opportunity improved connectivity
in western Sydney. The Outer Sydney Orbital (M9) is identified as a potential outer north-south
corridor connecting the existing road and rail networks, including the F3 north of Sydney with the
Hume Highway south of Campbelltown.
The investigation into transport linkage was further developed in the metropolitan strategy A Plan for
Growing Sydney with St Marys identified as an interchange as part of the south west rail line
extension investigation (SWRL).
The recently released revised Draft Greater Sydney Region Plan 2017 further identifies that The

Greater Penrith to St Marys corridor is a hub of economic activity that links the Penrith City Centre,
and the Penrith health and education precinct, to the development opportunities around St Marys
(p54). A potential new north-south train corridor will deliver a Western Economic Corridor. It will
connect the Western Sydney Airport and Badgerys Creek Aerotropolis as well as the Sydney Science
Park to St Marys, Marsden Park and Rouse Hill in the north and to Oran Park, Narellan and
Campbelltown-Macarthur in the south and create opportunities for new centres. A Greater Penrith to
St Marys corridor growth area would provide for an integration of land use and transport planning to
plan for a connected, vibrant Western Parkland City with more homes, jobs and services with open
space opportunities.
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Traffic Impact Assessment
A Traffic Impact Assessment (TIA) of the current and future traffic for the site and its surrounds was
undertaken by ASON in 2016 based on a higher number of residential units, FSR and building height
than that now proposed in this Planning Proposal.
Having regard to the proposal in the context of the existing traffic infrastructure, and potential for an
additional load, the key findings of the TIA were:
» Locating development within close proximity to public transport services is sound transport
planning and has been shown to reduce reliance on the use of private vehicles, particularly for
commuter trips. The site is located in close proximity to St Marys Station and a bus interchange
and is therefore consistent with these transport planning objectives.
» Reduced car parking provisions would be considered appropriate for a development in this location
to further encourage the use of these public transport services and limit increased car usage by
future residents and staff. Notwithstanding, car parking provision are considered a detailed matter
that can addressed as part of subsequent Development Application submissions.
» The surrounding road network generally operates with spare capacity during morning and evening
peak periods, with the exception of the intersection of Great Western Highway / Mamre Road
which exceeds capacity during the weekday PM peak.
» This is an existing issue and has been identified as an intersection that may require potential
upgrade works at some point in the future as part of the St Marys Town Centre Strategy prepared
by Penrith City Council (July 2006). It should be noted that the provision of an alternate connection
to the M4 Motorway, such as the Werrington Arterial, may reduce traffic volumes at this
intersection and hence alleviate the existing congestion, thus releasing further capacity for
additional development within the locality.
» Trips will be distributed onto the surrounding road network with the resultant increase at any one
intersection substantially less than indicated above. It is envisaged that increased traffic can be
readily accommodated by the surrounding road network without adverse impacts.
» All other intersections assessed will operate with spare capacity that may be available for further
development within the larger precinct should this be proposed at some point in the future by
surrounding landowners at which time further studies may be required.
» In the absence of formal proposals for these adjoining sites it is evident that the traffic impacts
arising from the subject development can be accommodated which is that is required to be
demonstrated at this stage.
» The proposed access arrangements and establishment of the new laneway are considered
supportable, subject to detailed design. In this regard, consideration should be given to the
separation of access driveways from other major driveway and to ensure sufficient offset to public
road intersections is achieved in compliance with AS2890. This, along with the design of the
basement car park areas, is a detailed matter that can be progressed further as part of subsequent
DA submission.
The 2016 study concludes that the traffic impacts of the development can be accommodated by the
surrounding road network and are therefore considered acceptable. ASON has provided an
addendum (see Attachment A) to the 2016 report based on the lower residential yields highlighted
in this current planning proposal.
The traffic generated under the proposed yield and Council general rates are generally consistent or
lower than modelled in 2016. Therefore, the previous modelling undertaken adequately encompasses
the traffic generation of the development currently proposed.
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Future traffic volumes along Phillip Street do not satisfy the necessary warrants for provision of traffic
signals. Accordingly, in the absence of significantly increased traffic volumes resulting from broader
development across the town centre more generally, it is unlikely that signals will be provided and
Council consideration should be given to unsignalised pedestrian crossing treatments such as
pedestrian refuges instead.

Open Space and Community Facilities Study Elton
An Open Space and Community Facilities Study was undertaken by Elton Consulting and has
previously been provided. The report documents the findings of a study into the potential
requirements for community, sport and recreational facilities and open space to meet the needs of the
future resident and worker community of the proposed redevelopment of St Marys Station Street
Plaza.
The study assesses the capacity of the existing infrastructure to cater for the existing and future
community of St Marys, with particular reference to access to these facilities from the site.
In summary the findings are:
Community facilities
» St Mary’s Community corner, which was opened in 2010, provides a range of community buildings
available to community groups and for private hire aimed at supporting the needs of pre-schoolers,
youth groups and senior citizens.
» Council has indicated that the existing facilities in St Marys are adequate in terms of size for the
population of St Marys however there are issues with storage space in some of the facilities and
car parking provision in the precinct is also an issue, especially for senior citizens.
» Council does not have plans for any new or upgraded facilities in the suburb, but they are
investigating the performance of all community facilities based on finances and utilisation.
Libraries
» Council has identified limited space in the current library for resources, PCs and study space as an
issue.
» They are also currently investigating the relocation of the St Marys branch to a purpose built
facility in a more central location to better meet the needs of the community in the future.
Childcare
» At least seven childcare centres in St Marys currently have vacancies at all age categories
indicating that there is capacity to meet additional future needs.
Open Space
» Council has indicated that the area is well supplied with open space and that there is capacity to
meet additional needs.
» There is a good balance between passive open space (pocket parks, reserves) and active open
space (playfields, playgrounds, larger parks)
» The Ropes Creek green link has been identified in the Draft Western City District Plan to protect
and enhance ecologically valued lands, improve water quality and stormwater runoff, and provide a
diverse and connected sequence of recreational open spaces, walking and cycling trails, and
connect Cecil Hills, Erskine Park, Minchinbury, Mount Druitt, Oxley Park, St Marys and Ropes
Crossing [emphasis added, p109].
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Recreational facilities
» Council has identified a number of number of facilities as needing expansion/upgrading to meet
current and future demands and performance standards at Kingsway Park, Blair Oval, Ripples
Aquatic Centre and Cook Park.
Penrith City Council has undertaken significant work and investment in upgrading community facilities,
parks and recreational facilities in recent years. The current provision of open space, recreational
facilities, childcare and community centres are meeting the needs of the existing population but
deficiencies have been identified in terms of:
»

The location and capacity of the existing library branch

»

Storage facilities in some of the community buildings in St Mary Community Corner

»

Car parking provision at St Mary Community Corner, particularly accessible spaces for senior
citizens

»

The need for upgrades at Blair Oval.

Based on a potential Floor Space Ratio of 5.5:1, the redevelopment of the subject site could deliver
between 580 and 600 residential units with a population of around 1,100 people.
The demographic composition is likely to differ from the existing community.
Notwithstanding this, the future residents of apartments will need access to community facilities,
library facilities, child care and recreational and sporting facilities. Is it is likely that the new
community will place additional pressure on the library and car parking at St Marys Community
Corner. The applicant is willing to enter into a Voluntary Planning Agreement or pay necessary Section
94 contributions to support community facilities. The applicant is also willing to discuss with Council
the provision of community space within the proposed development, if deemed necessary.

Economic Impact Assessment
An Economic Impact Assessment (EIA) has been undertaken by Hill PDA to support the Planning
Proposal and has previously been submitted. Whilst the EIA was based on higher residential yields
than are now proposed, it has application for the current proposal as follows.

Contextual Review
The proposal would provide residential, retail and employment uses, deliver greater housing diversity
and increased housing supply within St Marys Town Centre and the wider Penrith Local Government
Area (LGA). It would encourage St Marys Town Centre to grow and provide impetus for further
investment. These outcomes are all in line with the goals and directions of the “A Plan for Growing
Sydney” the draft Greater Sydney Regional Plan and revised draft Western City District Plan.
The additional population generated by the proposed development would also increase employment
opportunities for local residents and increase retail expenditure. Some of this additional expenditure is
likely to be captured within St Marys and some is likely to be captured by surrounding regional centres
such as Penrith CBD and Mount Druitt, providing impetus for further investment and urban renewal
within the surrounding area.

Economic Contribution of Existing Shopping Centre
The shopping centre located within the Subject site currently provides:
» 6,900sqm GLA of employment uses;
» 277 jobs;
» $8.5 million in salaries;
» $13 million industry value added to the local economy; and
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» $0.66 million spend in St Marys Town Centre from workers on site.
This is set to increase as a result of the redevelopment.

Economic Impacts from Construction
During the construction phase, HillPDA estimates the development enabled by the Planning Proposal
would generate a significant contribution economic activity. Post construction the development would
provide additional economic benefits such as employment generation, retail expenditure to be
captured by the town centre, wage generation and increased industry value added.
Other benefits of the PP include the following:
» Significant property investment decisions are generally viewed as a strong positive commitment for
the local area
» The direct investment proposed by the development would, through a wide range of economic
multipliers as outlined above, support investment in associated industries
» The development of a mixed use development would create increased pedestrian traffic having the
effect of further activating the local area.
The inclusion of the residential component is necessary to ensure development feasibility.

Feasibility of Development
While the LEP and DCP provide controls for development within the St Marys Town Centre, including
this site as identified, the current controls are not considered adequate to stimulate redevelopment
and investment.
Council have previously identified this as an issue for Penrith City CBD, and similar constraints operate
in St Marys.
This has been further highlighted in Council’s feasibility analysis report by the AEC Group which
reviewed whether the current FSR and building height controls under the PLEP 2010 facilitate feasible
development within St Marys Town Centre.
The study concludes that, given current market conditions in the local apartment market, high-density
development under current FSR controls is largely unviable given the low prices new apartments
command within the local market relative to their cost. The required FSR differed for each of the 10
sites, but for this site the minimum FSR threshold was identified as 5.3:1 – 5.5:1.

2.3.4 Section D - State and Commonwealth Interests
Q10. Is there adequate public infrastructure for the Planning Proposal?
The Planning Proposal will facilitate development that will result in additional demand on
infrastructure. A high level investigation of the infrastructure services was undertaken by J. Wyndham
Prince to determine the infrastructure capacity and asset information for the site and where possible
servicing strategies to support the proposed development. It includes investigation of the following
utilities:
» Electricity
» Water
» Sewer
» Gas
» Telecommunications
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The assessment found that augmentation can be undertaken to achieve the capacities required to
service the site. The table below provides a summary of key infrastructure to be provided and
includes, where available, indicative costs.
Table 5

Public Infrastructure

Infrastructure Element &
Responsible Servicing
Authority

Conclusion

Electricity
Endeavour Energy

Existing 11kV servicing the site has no capacity. Construction of
new 11kV feeder from Werringtone ZS approximately 1.6km is
required.
Approximate high level cost: $4.7M to be fully funded by the
developer.

Potable Water
Sydney Water

To program this connection and confirm the detail of works,
application for connection of load and electrical design by Level 3
ASP is to be submitted to Endeavour Energy.
Construction of DN250 approximately 350m from site to Hobart
Street.
Approximate high level cost: $200,000.

Recycled Water
N/A
Sewer
Sydney Water

This costs is a developer funded activity
There is no recycled water infrastructure within the immediate
vicinity of the site and Sydney Water will not likely to provide
recycled water.
DN300 to DN375 Sewer mains to be constructed to service the
proposed development, approximately 900m.
Approximate high level cost: $1 Million

Gas
Jemena

SWC letter of advice to confirm this servicing strategy is still
unavailable at the time of this report.
Connection must come from existing 110mm, 210kPa gas main
located at Phillip Street.
No cost is available at this stage until a formal supply agreement his
made to Jemena

Telecommunications
NBN Co

NBN confirmed supply to the proposed development. No backhaul
charges determined at this stage considering that the site is in close
proximity to the telecommunication exchange. The details will be
determined at the time of development through applications.
NBN Deployment charges to be paid by developer: $352,000

Source: J. Wyndham Prince, St Marys Plaza Infrastructure Investigation Report (2016)

Stormwater
An assessment of the stormwater was undertaken by J. Wyndham Prince in 2016.
J. Wyndham Prince found that the existing carpark includes an internal pit and pipe network system
which drains to Station Street (to the north), whilst the existing buildings and loading dock appears to
drain to Phillip Street (to the south). The nearest Council pipe network includes a pit in Station Street
near the bus terminal (to the north-west) and two (2) pits near the existing loading dock in Phillip
Street (to the south-west).
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The report includes a number of recommendations for the incorporation of measures into the
development of the site to comply with Penrith City Council guidelines and policies. A detailed WSUD
Strategy Report (including modelling) and Stormwater Concept Plan will need to be prepared to
support the future Development Application.
Q11. What are the views of state and Commonwealth public authorities consulted in
accordance with the Gateway determination?
At this stage there has been no prior consultation with state agencies. This will occur following a
Gateway Determination.
Consultation has occurred with Penrith City Council on several occasions including through their Urban
Design Review Panel.

2.4

Part 4 – Maps

In relation to proposed LEP Mapping Amendments, the Planning Proposal will result in the need to
amend the following Map Sheets:
Amend the Height of Buildings Map – Sheet HOB_019 to provide a maximum building height of
60m in relation to Lot 7 DP 7347438 as follows:

Amend the Floor Space Ratio Map – Sheet FSR_019 to provide a maximum FSR of 5.5:1 in relation
to Lot 7 DP 7347438 as follows:
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2.5

Part 5 - Community Consultation

The EP&A Act sets out the statutory community consultation requirement for Planning Proposals and
these are confirmed at the Gateway. Public consultation will take place in accordance with the
Gateway determination made by the Minister for Planning, in accordance with Sections 56 and 57 of
the EP&A Act.
It is envisaged that, at a minimum, this will involve the public exhibition of the Planning Proposal and
supporting information for a period of 28 days. Notification of the public exhibition of the Planning
Proposal will likely occur:
» On the Penrith City Council website
» In newspapers that circulate widely in the Penrith LGA
» In writing to the owners of adjoining and nearby land parcels, relevant stakeholders and
community groups and the surrounding community in the immediate vicinity of the site
» In writing to relevant Government agencies.
Consultation with public authorities will be undertaken according to the conditions of the Gateway
Determination., and in particular: » Transport for NSW
» RMS
» Sydney Water
» Heritage Office
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2.6

Part 6 - Project Timeline

This section aims to set an indicative timeframe for the progress of the PP through the plan making
process.
The timeframe for the completion of the PP will depend on Council, the community and the complexity
of comments received.
An estimated project timeline is outlined in Table 6. This timeline assumes Council and DP&E support
for the project progressing, and that the Council can consider the PP in March 2018. Further the
estimated timeline is based on the project being determined by Council and submitted to DP&E for
gazettal within standard timeframes.
Table 6

Estimated project timeline

Project Timeline

Proposed dates

PRE-CONSULTATION
Submission of the revised PP to Council

January 2018

Council Assessment

Jan- Feb 2018

Consideration of the PP by Council

March 2018

Submission to the DPE

March 2018

DPE assessment

March-April 2018

Date of Gateway Determination

May 2018 (noting Easter)

Timeframe for completion of required technical information

June 2018

Pre-exhibition government agency consultation

May 2018

Revised PP and technical information submitted to Council

June 2018

Council assessment of the PP and technical information

July 2018

CONSULTATION
Public exhibition period

July 2018

Public hearing (if required)

Sept 2018

POST-CONSULTATION
Consideration of submissions and proposal by Council

July - Aug 2018

Post exhibition report presented to Council

Oct 2018

FINALISATION & GAZETTAL
Date of submission to DPE to finalise LEP

Oct /Nov 2018
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3.

Conclusion

Council’s St Marys Town Centre Strategy identifies the centre as having potential for significant
redevelopment. In a regional context, St Marys is part of the transport infrastructure investigation for
the South West Rail Link and Outer Sydney Orbital motorway which will provide a direct link between
the proposed site at St Marys and both the Western Sydney Employment Lands and the Badgerys
Creek Airport Precinct.
The proposal is consistent with the direction for St Marys town centre in council strategy documents,
as well as the newly released state government draft Greater Sydney Regional Plan and revised draft
Western City District Plan aims and objectives.
There is an opportunity for the subject site to be redeveloped and act as a catalyst to accommodate
this change, revitalising the precinct and providing an anchor for the St Marys Town Centre and
providing a higher level of amenity, improved public domain and accessible car parking.
Development consistent with the proposal will accommodate the incoming population and respond to
the need for a wide mix of housing choice close to employment and transport infrastructure. In
addition, it will offer retail and commercial floor space to and an opportunity to build on the
investment Penrith City Council has made in the public domain and civic improvements at St Marys.
This proposal reflects feedback from the Penrith’s Urban Design Review Panel, to maximise activation,
pedestrian links through to Queen Street, to minimise overshadowing to the south of the site and
wind impacts by reducing building height and reducing the FSR to 5.5:1 providing more articulation
and less bulk and massing.
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Appendices
A

Traffic Addendum – ASON

B

Urban Design Report - DesignInc

C

Discussions with Council

A Traffic Addendum

B Urban Design Report
Under separate cover

C Discussions with Council
Preliminary meetings were held with Council in relation to the earlier iteration of this Planning
Proposal in February and May 2016. The meetings provided the then proponent with the opportunity
to outline their vision and future indicative development concept for the site.
Penrith City Council’s planning officer also provided some initial comments on the proposed concept as
well as the proposed planning controls/clauses.
Post submission, the Urban Design Review Panel reviewed additional information provided to address
Council comments at its meeting of 20 September 2017.
Following the Panel meeting, the draft Greater Sydney Region Plan, draft Future Transport Strategy
2056 and revised draft Western Sydney City District Plan were released. Although lodged prior to
their release, this Planning Proposal includes reference to these documents as relevant.
It is also noted that in the intervening time, in 2017 the proponent changed to Haben Property Fund
Pty Ltd. Haben launched in 2009 as property investors with particular expertise in shopping centres
as transformational destinations. As well as Station Plaza some of the other retail centres in their
portfolio includes Seven Hills shopping centre, Woodcroft Village, and Croydon Central in Melbourne.
The key changes recommended by the Urban Design Review Panel in September 2017 which have
been addressed in this revised proposal are as follows:
Issue
The addition of more contextual analysis about how the proposal
meets the vision provided by the Council and future direction of
St Marys as outlined in the new NSW Government (GSC) strategic
documents in terms of scale and mix.

Section
Section 2.3.2

2.

The decrease of the proposed FSR from 6:1 (and 8:1 with bonus)
to 5:5:1 – addressing issues highlighted, while ensuring viability.

3.

An outline of potential growth of the southern residential areas.

Sections 1.2, 2.1 and
2.2.2
Section 1 Urban
Design Report –
Attachment B
Sections 1.2 and 2.2.1

4.

Removal of the ‘void core’ minimising bulk, scale, overshadowing
and massing.

5.

A reduction in building height and floor space south of the core to
increase solar penetration and decrease overshadowing impacts –
concentrating floor space to the north of the site.

1.

6.

Consideration of how adjoining sites will develop in conjunction
with or in response to this proposal.

Urban Design Report

Figure 18
Urban Design Report –
Section 7.3
Attachment B
Sections 2.2.1 and
2.3.3, Figure 18
Urban Design Report –
Page 17 Attachment B
Figures 7, 16 and 17
Section 2.2.1
Urban Design Report –
Figures 20 & 22
Attachment B

Building Height
C

