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1 About the proposal 

1.1 What is proposed for Orchard Hills? 
Orchard Hills sits at the heart of western Sydney, strategically located within the Western Parkland 
City with emerging connections from the new Orchard Hills Metro Station to Bradfield, Western 
Sydney Airport and St Marys. It is an area that is expected to grow and change over the coming 
decades and the provision of housing and jobs to support the population remains a key priority.  

The Department of Planning, Housing and Infrastructure (the Department) has prepared a revised 
Orchard Hills Stage 1 Rezoning Proposal (the revised proposal) that focuses on land around the new 

Orchard Hills Metro Station and replaces the version exhibited in late 2024. It considers community 
and stakeholder feedback and further technical studies to better reflect local priorities.  
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Key features of the revised proposal include: 

• approximately 5,700 new homes and 2,100 jobs  

• a new town centre around the Orchard Hills Metro Station, with shops, services, entertainment, 

and public spaces  

• almost 20 hectares of open space, including new recreational areas and sporting fields  

• protection of waterways and biodiversity  

• improved transport links including roads, cycleways and walkways. 

1.2 What has happened and why is the proposal being re-exhibited? 
Orchard Hills was identified as an urban investigation area under the Western City District Plan in 
2018 and as a priority precinct in the Greater Penrith to Eastern Creek Strategic Framework. 

In 2022, Orchard Hills was announced as a state-led rezoning. The Department exhibited the 
Orchard Hills: A discussion paper on planning for the future of Orchard Hills in late 2022 and feedback 
received informed the 2024 Rezoning Proposal and Structure Plan.  

The Department exhibited the 2024 Rezoning Proposal and Structure Plan for 14 weeks between 
October 2024 and February 2025 and received 716 submissions.  

The main themes raised in submissions include infrastructure and utility requirements, development 
feasibility, amount of property acquisitions and the proposed rezoning of The Vines. The revised 
Explanation of Intended Effect on the NSW Planning Portal 
(https://www.planningportal.nsw.gov.au/orchard-hills-draft-rezoning) provides further detail about 

the feedback received. 

In response to community and stakeholder feedback, the Department has reduced the rezoning area 
to better align with utility servicing and infrastructure upgrades, minimise property acquisitions, and 
focus development around the Metro station to enable the faster delivery of new homes.  

The revised proposal is being exhibited for 6 weeks to provide an opportunity for further feedback 
prior to finalisation.  

  

https://www.planningportal.nsw.gov.au/orchard-hills-draft-rezoning
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1.3 What is the revised Indicative Layout Plan and Structure Plan? 
The revised proposal includes an updated Stage 1 Indicative Layout Plan (ILP) which shows the new 
rezoning area including proposed land uses, and an updated Structure Plan for the wider Orchard 

Hills precinct. The Structure Plan identifies the intended land uses to guide future planning.  

Refer to the revised Explanation of Intended Effect on the NSW Planning Portal 
(https://www.planningportal.nsw.gov.au/orchard-hills-draft-rezoning) for more information.  

 

 

 

 

 

 

 

Revised Orchard Hills Stage 1 Indicative Layout Plan  

https://www.planningportal.nsw.gov.au/orchard-hills-draft-rezoning
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1.4 How does the revised proposal differ from the 2024 proposal?  
The revised Stage 1 proposal focuses on a single town centre around the future Orchard Hills Metro 
Station, removing the two smaller centres and The Vines estate from this rezoning. 

Other key changes include:  

• Scaling back the rezoning area from about 350 hectares (ha) to 155ha, reducing the number of 

property acquisitions and infrastructure costs, and creating greater housing diversity  

• Rezoning Cumberland Plain Conservation Plan avoided land to C2 Environmental Conservation to 

provide landowners with greater certainty  

• Less high-density development, with taller buildings concentrated around the town centre and 

Metro station 

• Removing The Vines from Stage 1 and retaining it as executive housing  

• Removing the reference to sub-stages  

• Reducing land acquisition for roads and providing updated street designs 

• Increasing the size of the proposed new education facility to meet future demand.  

Refer to the revised Explanation of Intended Effect on the NSW Planning Portal 

(https://www.planningportal.nsw.gov.au/orchard-hills-draft-rezoning) to learn more about how the 

Department responded to feedback.   

1.5 When will the areas outside of Stage 1 be rezoned?  
The timing and progress of rezoning the areas outside of Stage 1 will be market driven and 
influenced by: 

• development in Stage 1 and other nearby areas 

• developer interest and housing need 

• the capacity for Penrith City Council and/or the NSW Government to progress the planning  

• the capacity and funding of key enabling infrastructure.  

1.6 What is the planning process? 
The Department is leading the rezoning under the State Significant Rezoning Policy 
(https://www.planning.nsw.gov.au/plans-for-your-area/state-significant-rezoning-policy) as Orchard 

Hills has strategic importance due to its proximity to Penrith CBD, St Marys, Western Sydney 
Aerotropolis, Bradfield and the new Western Sydney International Airport.   

https://www.planningportal.nsw.gov.au/orchard-hills-draft-rezoning
https://www.planning.nsw.gov.au/plans-for-your-area/state-significant-rezoning-policy
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The proposal was initially exhibited for 14 weeks in late 2024, with the revised proposal being 
exhibited for an additional 6 weeks to encourage feedback ahead of finalisation.  

Following finalisation, the proposed planning controls will be applied through a self-repealing State 
Environmental Planning Policy made under the Environmental Planning and Assessment Act 1979. 
This will amend controls in the Penrith Local Environmental Plan 2010 (Penrith LEP).  

Amendments to the State Environmental Planning Policy (Housing) 2021 (Housing SEPP) and State 
Environmental Planning Policy (Exempt and Complying Codes) 2008 Part 3C Greenfield Housing 
Code are also proposed to support the revised Stage 1 Rezoning Proposal. 

1.7 What is the role of the Independent Community Commissioner? 
The Minister for Planning and Public Spaces appointed the Independent Community Commissioner 
to ensure all voices were heard during the planning for Orchard Hills. The Commissioner will 
continue to support and engage with the community during exhibition of the revised proposal. 

If you would like to speak to the Independent Community Commissioner, please contact Kate 
Robinson at kate@forward-thinking.net.au or phone 0408 115 467. 

1.8 How will this plan affect my council rates? 
Rates are levied based on land valuations supplied by the NSW Valuer General to councils. Land 

values are determined on 1 July each year in line with the Valuation of Land Act 1916. They are 
provided to councils at least once every three years for rating purposes and to Revenue NSW every 
year for land tax purposes. 

Property sales are the most important factor valuers consider when determining land values. In 
areas where a rezoning has occurred, or is proposed, there may be changes to property sale prices 
which is then reflected in land values.  

Find out more about how rates are calculated:  

NSW Valuer General - https://www.nsw.gov.au/housing-and-construction/land-values-nsw/why-
land-values/how-land-valued-nsw  

Penrith City Council – Information for Orchard Hills owners about proposed land rezonings and 
council rates https://www.penrithcity.nsw.gov.au/council/council-business/rates-payments-
fees#quick-link-5 

mailto:kate@forward-thinking.net.au
https://www.nsw.gov.au/housing-and-construction/land-values-nsw/why-land-values/how-land-valued-nsw
https://www.nsw.gov.au/housing-and-construction/land-values-nsw/why-land-values/how-land-valued-nsw
https://www.penrithcity.nsw.gov.au/council/council-business/rates-payments-fees#quick-link-5
https://www.penrithcity.nsw.gov.au/council/council-business/rates-payments-fees#quick-link-5


 

Revised Orchard Hills Rezoning Proposal FAQs │ 2026 6 

2 Development controls 

2.1 What has changed regarding the height of new buildings? 
The revised proposal reduces the amount of high-density development, with taller buildings spread 

more evenly across the precinct’s town centre. Building heights range from 2 storeys up to 25 

storeys on key sites and around the Metro station.   

Refer to the revised Explanation of Intended Effect on the NSW Planning Portal 

(https://www.planningportal.nsw.gov.au/orchard-hills-draft-rezoning) for more information.   

3 Cumberland Plain Conservation Plan (CPCP) 

3.1 What has changed for properties with CPCP avoided land? 
CPCP avoided land in Orchard Hills contains remnant ecological areas that are protected under 
NSW and Commonwealth biodiversity laws. These include the Cumberland Plain Woodland and 
Shale Gravel Transition Forest on the area’s flat plains, and the River-Flat Eucalypt Forest along 
Wianamatta-South Creek and its tributaries.  

When the Department exhibited the 2024 Orchard Hills Rezoning Proposal, a CPCP Modification 
was being prepared for exhibition (by the Department’s Resilience and Sustainability team) that 
would potentially change the extent of the mapped areas of avoided land in Orchard Hills.  Based on 
this, the 2024 Rezoning Proposal stated it would rezone this land in the future.   

Since the CPCP Modification was exhibited in late 2025, it has shown that there is little impact on 
avoided land in Orchard Hills, therefore the revised rezoning proposal reflects the following:   

• CPCP avoided land not affected by the CPCP Modification is proposed to be rezoned to C2 
Environmental Conservation. It is important to note there are instances in the revised 
rezoning proposal where land may be subject to multiple rezonings (such as residential uses 
for potential development uplift), however only the portion of avoided land not impacted by 
the Modification is proposed to be rezoned to C2 Environmental Conservation. 

• CPCP avoided land affected by the CPCP Modification will be considered for rezoning to an 
appropriate land use after the Modification is finalised.  

All CPCP avoided land in Orchard Hills is currently zoned RU4 Primary Production Small Lots and is 

already subject to strict planning controls under the State Environmental Planning Policy (Biodiversity 

and Conservation) 2021, which significantly limits development.   

Rezoning avoided land not affected by the Modification to C2 Environmental Conservation aligns 
with the objectives of the CPCP, which was finalised in 2022, and continues to limit development.   

https://www.planningportal.nsw.gov.au/orchard-hills-draft-rezoning
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It provides landowners with greater certainty about how the land can be used and better reflects its 
purpose and recognises its biodiversity value.  

The Department will meet with landowners affected by these changes during exhibition of the 
revised proposal.  

Landowners can contact the CPCP team with further questions about the CPCP mapping on their 
land at CPCP@planning.nsw.gov.au   

To learn more about the CPCP, visit 
http://www.planning.nsw.gov.au/cumberlandplainconservationplan 

3.2 What development is currently permissible on CPCP avoided land? 
CPCP avoided land is currently zoned RU4 Primary Production Small lots, under Penrith’s Local 
Environmental Plan 2010 (LEP). The LEP identifies a range of permissible uses for this zone (for 
example dwelling houses, dual occupancies, and farm buildings) and contains other clauses that 

development in this zone must comply with. For a full list of permissible uses and controls that apply 
to RU4 land, refer to the Penrith Local Environmental Plan 2010 
(https://legislation.nsw.gov.au/view/html/inforce/current/epi-2010-0540#pt-cg1.Zone_RU4).  

Avoided land is also subject to planning controls in the Biodiversity and Conservation State 
Environmental Planning Policy (SEPP) (https://legislation.nsw.gov.au/view/html/inforce/current/epi-
2021-0722#statusinformation) which takes precedence over the LEP. These planning controls 
heavily restrict development including clearing of vegetation on avoided land.  

Currently, landowners of avoided land in the revised Stage 1 rezoning area can submit a 
Development Application for uses that are permissible with consent in the RU4 zone. However, 
Council must consider the stricter planning controls for avoided land in the Biodiversity and 

Conservation SEPP when assessing these applications. 

Some small, low-impact works may be allowed without needing Council approval, known as exempt 
development. Examples of these works may be portable swimming pools and spas, and fences. 
Please discuss with Penrith City Council about plans you might have for your property before 
starting work.  

3.3 What development will be allowed on CPCP avoided land zoned when it 
is rezoned to C2 Environmental Conservation? 
The revised proposal seeks to rezone avoided land to C2 Environmental Conservation, generally 
reflecting the planning controls already in place under the SEPP.   

Rezoning avoided land to C2 Environmental Conservation will: 

• allow existing structures to remain  

• not change the types of minor development which may be permitted as exempt development  

mailto:CPCP@planning.nsw.gov.au
http://www.planning.nsw.gov.au/cumberlandplainconservationplan
https://legislation.nsw.gov.au/view/html/inforce/current/epi-2010-0540#pt-cg1.Zone_RU4
https://legislation.nsw.gov.au/view/html/inforce/current/epi-2021-0722#statusinformation
https://legislation.nsw.gov.au/view/html/inforce/current/epi-2021-0722#statusinformation
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• prohibit most development in line with the existing SEPP. 

Landowners whose properties contain only a portion of avoided land will have opportunities to 
develop on the part of their property that is proposed for future development.  

4 Flooding 

4.1 What is the planning response to flood risk? 
Orchard Hills is within the Hawkesbury-Nepean River floodplain and subject to backwater flooding 
from the Hawkesbury River (Dyarubbin) and catchment flooding from the Wianamatta-South Creek.  

The approach to flooding remains the same as what was outlined in the 2024 proposal: 

• prevent post-development flows from exceeding pre-development flows 

• locate new homes above the Probable Maximum Flood (PMF) extent 

• implement a new Flood Planning level (equal to the 0.2% Annual Exceedance Probability (AEP) + 

0.5m freeboard) 

The new adopted flood planning level for Orchard Hills differs from the flood planning level stated 

in the Penrith Development Control Plan 2015. It does not change the flood planning level for the 

remainder of the Penrith local government area. 

5 Infrastructure and amenities 

5.1 How will supporting infrastructure be delivered?  
The revised proposal better aligns with existing utility infrastructure (water and electricity) to 
support development in the rezoning area.  

The overall cost for delivering local infrastructure, such as parks, recreation facilities and drainage 
is reduced under this revised proposal. These works will be funded via developer contributions 
collected through Council’s local contributions plan.  

The Department will assist Council to prepare the contributions plan which will be publicly exhibited 
and reviewed by the Independent Pricing and Regulatory Tribunal (IPART) before its adoption by 
Council.  

Most state infrastructure will be funded through the Department’s Housing and Productivity 
Contribution (HPC) (https://www.planningportal.nsw.gov.au/development-and-

assessment/contributions/housing-and-productivity-contribution). 

https://www.planningportal.nsw.gov.au/development-and-assessment/contributions/housing-and-productivity-contribution
https://www.planningportal.nsw.gov.au/development-and-assessment/contributions/housing-and-productivity-contribution
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5.2 How has social infrastructure been considered?  
The revised proposal allows capacity for: 

• multi-purpose community hub that could include a community centre, creative spaces and a 

library 

• new school/s  

• early education facilities and out of school hours care 

• multi-purpose indoor courts.   

5.3 What are the updated plans for the school site? 
The revised Stage 1 ILP identifies the need for a larger educational facility based on advice from the 
NSW Department of Education (School Infrastructure).  

The Department will continue to work with the Department of Education to ensure school 
infrastructure within the Orchard Hills rezoning area and broader catchment meets both current and 
future demand. 

Sites currently identified may be subject to change as a result of the Department of Education’s 

ongoing due diligence process. 

5.4 How much open space will be provided under the revised proposal? 
The revised proposal includes almost 20 hectares of open space for active and passive recreation, 

more than the 15% required. Some CPCP avoided land is included for passive use only. Samuel 
Marsden Reserve has not been included in the open space provision, at Council’s request, due to 
flooding and other site constraints. 

6 Land use zones 

6.1 What are the main changes to land use zones? 
Currently, land in Stage 1 is mostly zoned RU4 Primary Production Small Lots under the Penrith 
Local Environmental Plan 2010 (LEP). Land outside of Stage 1 has been considered in the Structure 
Plan (see 1.3 above), including the Vines and land west to The Northern Road.   

Key changes to land use zones since the 2024 proposal include: 

• Landowners who have land mapped as CPCP avoided land are proposed to be rezoned to C2 

Environmental Conservation (refer to 3.1).  

• More land proposed to be rezoned as E3 Productivity Support for employment use in the north of 

Stage 1  
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• More land proposed to be rezoned to R3 Medium Density Residential  

• Inclusion of some R2 Low Density and R5 Large Lot Residential land 

Refer to the revised Explanation of Intended Effect on the NSW Planning Portal 
(https://www.planningportal.nsw.gov.au/orchard-hills-draft-rezoning) for more information.   

7 Acquisition 

7.1 How do I know if my property is to be acquired? 
The revised rezoning area has reduced in size, decreasing the number of properties potentially 
impacted by acquisition by around 65%. The Stage 1 land proposed for acquisition is for open space, 

recreation and education facilities, drainage and roads.  The extent of property acquisition has been 
reviewed and adjusted in line with the revised proposal.  

The proposed Land Reservation Acquisition Map shown below, identifies land in Stage 1 for 
acquisition. The revised Explanation of Intended Effect on the NSW Planning Portal 
(https://www.planningportal.nsw.gov.au/orchard-hills-draft-rezoning) provides further detail about 
the proposed acquisition.  

 

Proposed Land Reservation Acquisition Map 

https://www.planningportal.nsw.gov.au/orchard-hills-draft-rezoning
https://www.planningportal.nsw.gov.au/orchard-hills-draft-rezoning
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7.2 Who are the potential acquiring authorities? 
The following public authorities will acquire land identified on the Land Reservation Acquisition 
map:  

• Site for a potential future education facility zoned SP2 Infrastructure and marked as ‘Education 

Establishment’ - Department of Education  

• Stormwater and transport infrastructure zoned as SP2 Infrastructure - Penrith City Council 

• Land zoned RE1 Public Recreation and some land zoned C2 Environmental Conservation - Penrith 

City Council  

Following finalisation, the Penrith LEP 2010 will be updated via a self-repealing State Environmental 
Planning Policy to identify land proposed for future acquisition and to list the acquisition authority.  
The identified acquisition authority will provide more information about the acquisition process 

following the finalisation of the revised proposal. 

7.3 When will my property be acquired? 
Proposed acquisitions are draft only and will be confirmed when the rezoning is finalised. Once the 

rezoning is finalised, the relevant acquisition authority will have further discussions with 
landowners. 

Development within the precinct will occur over many years and in most cases, land identified for 
acquisition will not be needed immediately.  

7.4 Where can I find more information about the acquisition process? 
The Department will engage with landowners impacted by proposed acquisition as part of this 
public exhibition process.  

You can learn more about the acquisition process by: 

• Viewing the Explanation of Intended Effect on the NSW Planning Portal: 

https://www.planningportal.nsw.gov.au/orchard-hills-draft-rezoning 

• Contacting the NSW Government’s Centre of Property Acquisition for general information: 

https://www.nsw.gov.au/housing-and-construction/property-acquisition or call 1300 029 146.   

• Discussing the process with the identified acquisition authority after the rezoning is finalised in 

2026.  

https://www.planningportal.nsw.gov.au/orchard-hills-draft-rezoning
https://www.nsw.gov.au/housing-and-construction/property-acquisition
https://www.nsw.gov.au/housing-and-construction/property-acquisition
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8 Next steps 

8.1 How can I learn more about the revised proposal?  
Register for a drop in session to discuss the revised Orchard Hills Stage 1 Rezoning Proposal: 
https://events.humanitix.com/orchard-hills. No formal presentation will be given so drop in any time 
during these sessions.   

Sessions will be held at the St Mary’s Band Club at 411 Great Western Hwy, St Marys on: 

• Tuesday 31 March, 11am-2pm 

• Tuesday 31 March, 4pm-7pm 

• Wednesday 1 April, 4pm-7pm 

8.2 What happens next? 
Community feedback received during exhibition will help shape the final plan.  Submit your 
feedback by 5pm, Friday 1 May 2026 at the Department’s Planning Portal: 
https://www.planningportal.nsw.gov.au/orchard-hills-draft-rezoning 

After exhibition closes, the Department will analyse your feedback, consider changes, and make a 
recommendation to the Minister for Planning and Public Spaces.   

The revised proposal is expected to be finalised in 2026. 

 

8.3 Contact us 
For more information contact 1300 305 695 or email orchard.hills@planning.nsw.gov.au 

 

Early 2026 
Public exhibition

Mid 2026 
Analysis of submissions 

received 

Late 2026 
Finalisation

https://events.humanitix.com/orchard-hills
https://www.planningportal.nsw.gov.au/orchard-hills-draft-rezoning
mailto:orchard.hills@planning.nsw.gov.au
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