Orchard Hills

Community Consultative Committee

Date: 25 March 2026, 6:30 — 8 pm

Location: Online, Zoom

Attendees

Community members

Diane Azzopardi (DA)

Ajmair Chauhan (AC)

Tony Napoli (TN)

Bree Wilson (BW)

Ed Zussa (EZ)

Felicity Grima (FG)

Christine Vella (CV)

Independent Community Commissioner

Professor Roberta Ryan, Independent Community
Commissioner (RR)

Isa Crossland Stone, minute taker, office of the
Independent Community Commissioner (ICS)

Government agency representatives

Anthea Sargeant, Executive Director State Rezoning,
DPHI (AS)

Nicola O’Brien, Director State Rezoning, Department
of Planning, Housing and Infrastructure (DPHI) (NO)

Ellen McCormack, Manager Rezoning, DPHI (EM)

Christine Gough, City Planning Manager, Penrith City
Council (GC)

Matthew Saunders, Rates Manager, Penrith City
Council (MS)

Other attendees

Kate Robinson, office of the Independent Community
Commissioner (KR)

Tanya Davies MP, State Member for Badgerys Creek
(TD)

Apologies

Don Feltis, community member

Con Paphatzis, community member




Item Description Action
1 Welcome - RR
RR welcomes all attendees to the meeting. Since it has been
more than a year since the previous Orchard Hills CCC meeting
(on 28 January 2025), RR invites all attendees to introduce
themselves.
Government representatives introduce themselves and their
roles:
CG introduces herself; she is Head of City Planning at Penrith
Council.
MS introduces himself; he is the Rates Manager at Penrith City
Council.
EM introduces herself; she is the manager of State Rezoning,
looking after Orchard Hills.
AS introduces herself; she is the Executive Director of the State
Rezoning of Orchard Hills.
NO introduces herself; she works with AS and EM and is the
director of State Rezoning of Orchard Hills.
RR explains that the CCC has been called to discuss the revised
draft rezoning plans for Orchard Hills, which went on exhibition
last week (20 March).
2 Exhibition of rezoning plans — DHPI presentation

AS explains that the revised rezoning plans for Orchard Hills are
now on exhibition. She explains that information is available on
the website and that there will be opportunities to speak to the
planning team through drop-in sessions or landowners can
contact the team to organise a one-on-one meeting. Contact
details are on the Department's website:
https://www.planning.nsw.gov.au/plans-your-area/priority-

rowth-areas-and-precincts/orchard-hills

EM presents the revised Orchard Hills Stage 1 Rezoning
Proposal, supported by a PowerPoint presentation (attached to
these minutes).



https://www.planning.nsw.gov.au/plans-your-area/priority-growth-areas-and-precincts/orchard-hills
https://www.planning.nsw.gov.au/plans-your-area/priority-growth-areas-and-precincts/orchard-hills

EZ asks about the modification process for the CPCP -
Cumberland Plain Conservation Plan (light grey areas in stage 1
on the plan), and if there is a timeframe for amending the
zoning when the modifications are finalised.

EM says that there is no definite timeframe at this stage. She
understands that the Department is aiming to deliver a final
modification package to the Environment Minister this year.

BW asks what the difference is between the CPCP avoided land
as it is currently zoned and the proposed C2 zoning.

EM explains that the CPCP is a conservation plan that gives
biodiversity approval to certain land that is determined to be
appropriate for development or for investigating for
development.

\When land is identified under the CPCP as ‘avoided land’ it
means that it has been determined to have biodiversity value
worthy of retention.

EM explains that while the current zoning for avoided land in
the rezoning area is rural, planning controls on these areas
restrict development in order to protect the biodiversity value.

This means that a C2 zone would not materially change what
landowners can or cannot do on avoided land.

CV asks about the timeframe for acquisition for open space.

EM explains that there is not yet a clear timeline for these or
any other acquisition. The plan (currently exhibited in draft) is
not final, and once finalised, acquisition will depend on the rate
of development, and when these lots are required.

NO explains that Penrith Council is the acquiring authority for
open space. There will likely be broad timeframe information
available when a contributions plan is in place, which will reflect
the infrastructure planned.

DA asks about the future investigation of the town centre
bypass road realignment if this will this happen in this rezoning
plan.

EM explains that the reduced rezoning area for stage one
means a major road throughout the whole precinct is not
needed. However, the road realignment identified in the draft




rezoning plans for Stage One ‘sets the scene’ for the future. The
current draft presents the opportunity for a more rationalised
alignment for the extension of that road in future.

At this stage, it is essentially an indicative line, and not
proposed to be acquired. Any future alignment would be
subject of an exhibition and open to feedback.

RR asks about the blue circles on the Structure Plan (outside of
stage 1).

EM explains that the blue circles indicate the potential locations
for commercial centres in the area, and the various sizes of the
circles indicate the relative size and intensity of a potential
commercial centre/area that could be suitable in that location.

The darker blue centre of each circle indicates where the shops
are suggested to be located, and the lighter blue ‘aura’ circle
indicates the suggested catchment where medium density
residential development (up to 4 storeys) could be located to
support the local shops.

CV asks if the Orchard Hills Structure Plan will look similar to
these draft plans.

EM says that the Structure Plan will not rezone land, and the
final version will not contain the level of detail present in the
proposed rezoning plan for stage 1. The Structure Plan is
intended to be high-level and indicative plan for developers,
Council and the State Government to reference and refine. It
will not, for instance, have roads and open spaces mapped.

CV notes that the previous Structure Plan included areas that
were numbered/sequenced. Will this be the same for the latest
plan?

EM explains that the revised Structure Plan recognises that the
land may be developed in any order and will be driven by the
market. So, the areas have been changed from numbers (i.e.
stage 2, stage 3 etc) to location (i.e. Central, North West and
South East).

CV asks about the SP2 infrastructure in stage 1 that is located
on private land and if landowners will be able to submit
feedback and seek a review of their location.




NO says that the Department will be very happy to receive
submissions on this, and also that the relevant affected
landowners are welcome to arrange a meeting to discuss their
concerns directly with the team.

ITN asks for EM to clarify if the sewer infrastructure for the
indicative school site will be serviced by Sydney Water.

EM says it will. The Explanation of Intended Effect (EIE) includes
an indicative service area, Sydney Water has committed to
servicing this area (including the school property) by 2030 or so.

RR will organise to have Sydney Water representatives present
at a future meeting on their servicing plans for the proposed
new rezoning.

AC notes that the contributions for houses appear not to have
been reduced much (though they have for apartments). Large
contributions associated with blocks of land will significantly
increase the prices of residential blocks, and seriously impact
purchasing power.

AC also notes that there appears to be a lot more low density
housing around the centre area, and that these blocks appear
not to be serviceable for the next five of six years.

Will there be an opportunity for high-rise housing to be
developed on these blocks?

EM says that they expect that much of the lower density
housing within the Stage One area (especially in the north-east
corner and along the southern side of Landsdowne Road) can
be serviced.

EM acknowledges AC’s point about the level of contributions
per dwelling for lower density residential blocks and explains
that the revised plan has reduced local infrastructure costs as
much as possible to try to improve this. This matter will be
refined further as they move towards the finalisation and
Council delivery of a draft contributions plan.

AC notes that density appears to have decreased very
significantly, and that the much larger lots sizes (of around
450sgm on average) will have major implications for housing
affordability where a single house on a residential block will
likely cost millions of dollars. This move from one ‘extreme’ to
the other is not reasonable, and AC suggests that lot sizes
should be reduced.

RR to invite Sydney Water to discuss
its role in the rezoning.




EM welcomes this feedback and will note it for further
consideration by the team.

DA asks a question on behalf of a landowner, who is concerned
that the E1 Zoning is prohibitive to development and should
have been applied more to the Sydney Metro land rather than
private lands.

The landowner also feels that the controls in the DCP pertaining
to Stage 1 are far too prescriptive and will completely sterilize
the land. If DPHI would like to impose specific measures to
achieve specific outcomes, could it be on public rather than
private land?

NO suggests that these comments will be helpful for inclusion in
submissions on the exhibited draft rezoning plan, and that the
landowner would be welcome to speak directly to the
Department team about their views and concerns.

EM explains that the E1 zoning is proposed because they want
to guarantee that retail is operated on the ground floor of
buildings, and that ‘shop top housing’ can also be included in
the local centre.

E1 Zoning supports outcomes of retail and small
commercial/office spaces. While many people tend to consider
that a MU1 Mixed Use Zone is more flexible than E1, there is
less of a guarantee that the outcome would feature retail and
also office space, commercial spaces for small businesses, etc.

RR asks CG to explain Penrith Council’s process in responding to
the package.

CG says that Council is reviewing the draft plan and developing
a submission. Council has a 2-3 week preparation time/leading
time for these reports generally, but given the interruption of
Easter, they will be seeking an extension from Minister Scully in
order to deliver an appropriately detailed submission.

EZ asks: If Council successfully receives an extension for their
submission, will this risk the plan being finalised by the end of
20267

AS says it is possible that this would occur, but she cannot
confirm.




EZ expressed frustration at the possibility that it will be delayed,
as it would extend a process which is currently extremely
expensive for landowners as their rates increase.

MS discusses Council rates. He explains that the valuations
informing rates are set for three years, so there will not be any
change to current rates for another 18 months.

MS also explains rate deferral: once the land is rezoned, any
owners within the rezoned area will be able to postpone part of
their rates until they sell their property.

He acknowledged that this does leave people outside the
rezoned area in circumstances where their rates will increase as
their land values do, without the same postponement option.

Presently, this issue is not addressed in the legislation,
therefore Council is unable to provide any formal assistance.

MS notes that the legislation governing this was last reviewed in
2016, and it is unlikely that it will be reviewed again soon.

The group agrees that rates issues need to be addressed ahead
of the rates changes in 18 months. The likely increases in land
values for people who are centrally-located in Orchard Hills are
going to be very problematic. This issue is one for the Council to
look at closely, but it is understood that the legislative issues
are at the broader level of the State Government.

It is discussed that the community members of this group
request a review of the legislation via submissions to
government.

KR tells the group that she can be available to assist any
community members to write and upload submissions on the
exhibited plans (or other feedback) if they happen to have
trouble with computer use or access.

NO also notes that the DPHI is able to provide printed material
to any community members who prefer or require it. KR can
assist in organising this.

Next meeting

RR thanks the attendees for their time and their contributions.

Next meeting date: TBD
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Acknowledgement of Country

We acknowledge the Traditional Custodians of the lands, skies and waters
across New South Wales and pay respect to Elders past and present.

We honour Aboriginal peoples’ ongoing connections to Country, community,
culture and knowledge, and we commit to working in partnership to support
self-determination.

We also acknowledge and pay our respects to our Aboriginal and Torres
Strait Islander people joining us today.
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Revised Orchard Hills Stage 1 Rezoning

Proposal
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Revised proposal overview NSW

@ Exhibition 20 March-1 May 2026
HHHE 5,700 total homes, up to 2,100 jobs
@ More diverse housing

' More employment land

A Utilises existing infrastructure

()

,é, Leverage and activate Orchard Hills Metro Station

a The Vines excluded from rezoning
e

"
&&= Consolidated open space
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What has changed- %%

GOVERNMENT

« Maximum height for most apartments
reduced from 8-12 storeys to 6-8 storeys

« High density residential within 400m of
station or near high amenity areas

 The Vines excluded from rezoning
 Consolidation of open space
* More employment land near M4

 Avoided land to C2 Environmental
Conservation

 Potential fire station location
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The Vines RTSVG

GOVERNMENT

‘ ‘ | Excluded from the revised Stage 1
rezoning area

Executive Housing on the revised
draft Structure Plan

O 1o

;_| Future development to align with
BI=#] Structure Plan
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Building heights

GOVERNMENT

]

EPI Maximum Building Height (m)

A
I

J

M

[

Orchard Hills Rezoning Area
Boundary

3.6 (1 storey)
8.5 (2 storeys)
9.5 (2-3 storeys)
15 (4 storeys)

18 (3 storeys with industrial
ceilings)

= = =0

Y

22 (6 storeys)
28 (7-8 storeys)
34 (10 storeys)
51 (15 storeys)

AA 60 (18 storeys)

AB 83 (25 storeys)

|
P07

Majority of apartments now up to 6 storeys,
some tall towers around the station, Kent Rd
and main street

Consolidated taller buildings within a 400m
catchment of the station

Low to medium density homes 2-3 storeys




CPCP Avoided Land
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GOVERNMENT

Flonts P,

B3 Medium Density Residential
B High Density Residential
" Large Lot Residential

B Public Recreation

2 Infrastructure

P AY 3

CPCP avoided land is proposed be rezoned
to C2 Environmental Conservation

Most avoided land would remain in private
ownership

Avoided land on 5 properties (dotted black
outline) is proposed for acquisition as open
space
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Structure Plan
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GOVERNMENT

The draft Structure Plan has been revised, including:

P\
ﬁ}ﬂﬂ | Indicative densities reduced

@ M4 landscape buffer refined

~
g
C’ﬁ%)| Green connections removed

, 40
Potential future industrial in south east

4}’->
<ﬂ Town centre bypass road alignment

A

~~~ Areas of steep slope identified

% Names of stages now refer to location



Wik

GOVERNMENT

Infrastructure delivery

Open Space
« Consolidated open space corridor

State

e |Integration of some CPCP avoided land

« Reduced acquisition

Open space No newly affected properties for infrastructure

« Adjusted impacts for many properties
Drainage
The Housing and Productivity
Contribution (HPC)

Section 7.11 Plan Urban Development Program
(UDP)
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Consultation and next steps
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Communication and consultation ﬁ\._:;_%

GOVERNMENT

See the latest draft
rezoning plans for

Orchard Hills

Have your say by

s« 1st of May

Exhibition Friday 20 March to 5pm Friday 1 May

Letters

Email

Social Media

Stakeholder meetings

Drop in sessions at St Marys Band Club:

« Tuesday 31 March TTam-2pm and 4-7pm
« Wednesday 1 April 4-7pm
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Next steps

Draft rezoning proposal
for exhibition

T

20 March 2026

1 May 2026

l

o
O M o
fl;»__g__@
—

Exhibition ends

=

Exhibition and
submissions review

T

Mid 2026

Wik

GOVERNMENT

Late 2026

l

Finalisation

13



Questions
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