
 
 
 
 

 
  



 
 
 
 

 

 
 
 
15 November 2016 
 
 
You are hereby notified that the next Ordinary Meeting of the Council will be held at the Civic 
Centre, Campbelltown on Tuesday 22 November 2016 at 6.30pm. 
 
 
 
Lindy Deitz 
General Manager 
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1. ACKNOWLEDGEMENT OF LAND 

 

2. APOLOGIES 

Nil at time of print. 
 
 
 

3. CONFIRMATION OF MINUTES 

3.1 Minutes of the Ordinary Meeting of Council held 8 November 2016  
 
 

Attachments 

Minutes of the Ordinary Meeting of Council held 8 November 2016 (contained within this 
report) 
 

Report 

That the Minutes of the Ordinary Meeting of Council held 8 November 2016 are presented to 
Council for confirmation.  
 

Officer's Recommendation 

That the Minutes of the Ordinary Meeting of Council held 8 November 2016, copies of which 
have been circulated to each Councillor, be taken as read and confirmed. 
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4. DECLARATIONS OF INTEREST 

 

Pecuniary Interests 
Non Pecuniary – Significant Interests 
Non Pecuniary – Less than Significant Interests 
Other Disclosures 
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5. MAYORAL MINUTE 

5.1 Bryce Regan and Max Dunbier  
 

 

Attachments 

Nil 
 
It is with great sadness that we learnt of the passing of two well-known local politicians in 
mid-September this year, with the deaths of Max Dunbier on 14 September and Bryce 
Regan on 15 September. 
 
Both men were long term locals; greats of the community who had the best interests of the 
residents in their thoughts, particularly during their respective political careers. Their tragic 
deaths to cancer at the age of 78 years, and within a day of each other, were a great loss to 
this Council and this community. 
 
Bryce Regan 
 
While Bryce was known as one of the main forces behind the development of our sister city 
link to Koshigaya, Japan, I believe he was best known as a man of the people. 
 
A long time Labor man, Bryce served on Council for 22 years from 1974 to 1996. He was 
twice elected Mayor, between 1983-1984 and 1986-1987. With Alderman Greg Percival, he 
established the sister city relationship with Koshigaya in 1984 as a means of bringing the two 
countries closer together through the younger generations. The fact that relationship has 
endured for 32 years and is still going strong today, is testament to his decision to make that 
relationship possible. 
 
Bryce was not what many people would describe as a typical politician – he was a humble 
man and down to earth. He truly loved Campbelltown, all he wanted was to make the city a 
better place through his actions. 
 
Max Dunbier 
 
Max was considered a very influential figure in the Macarthur regional political scene in the 
1960s and 70s. 
 
He was a former Liberal Member for Campbelltown between February 1968 and January 
1971, and served in parliament at the same time as his father, Rowland Dunbier, who was 
the then Member for Nepean. 
 
A well-known Macarthur local, Max played a key role in the development of the city from a 
farming town through to its proclamation as a city in 1968. I am sure he was very proud of 
the announcement of Campbelltown becoming a Regional City Centre in December 2014 
and he should be remembered as a man who left his mark on a city that is now becoming a 
very significant player in the growth of south western Sydney. 
 
I acknowledge the contributions both men made to Campbelltown City. 
 

Recommendation 

That a letter of condolence be forwarded to the Regan and Dunbier families together with a 
copy of the Mayoral Minute.  
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6. PETITIONS 

No Petitions this round 
 

7. CORRESPONDENCE 

No correspondence this round 
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8. REPORTS FROM OFFICERS 

8.1 Draft Mt Gilead Planning Proposal - Outcome of Public Exhibition   
 

Division 

City Development 
 

Reporting Officer 

Acting Manager Environmental Planning 
 
 

Attachments 

1. Mt Gilead Locality Map (contained within this report) 
2. Amended draft Mt Gilead Planning Proposal (contained within this report) 
3. Amended draft Mt Gilead Development Control Plan (contained within this report) 
4. Copy of letter from Lendlease to Council regarding control of land for Mt Gilead 

planning proposal (contained within this report) 
5. Copies of letters from Lendlease regarding offer of Regional VPA (contained within this 

report) 
 

Purpose 

The purpose of this report is to advise Council of all the submissions received as a result of 
the public exhibition of the draft Mt Gilead Planning Proposal, associated documentation and 
the draft Mt Gilead Development Control Plan, and to seek Council’s approval to forward the 
draft Mt Gilead Planning Proposal to the NSW Department of Planning and Environment 
requesting the Minister for Planning to make the plan. 
 

History 

Council in July 2012 resolved to endorse a draft planning proposal for the rezoning of rural 
land at Appin Road, Mt Gilead (see details of property and ownership below) to permit the 
development of the site for urban residential purposes, and forward to NSW Department of 
Planning and Infrastructure (now known as NSW Planning and Environment) for 
determination by the Gateway Panel. 
 
Property Description: Part Lot 1, Part Lot 2 and Part Lot 3 DP 1218887 
Owner: Mount Gilead Pty Ltd 
 
Property Description: Lot 61 DP 752042 
Owner: S and A Dzwonnik 
 
Applicants: Old Mill Properties Pty Limited and Cardno (previously Design + 

Planning) 
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Council has received correspondence from Lendlease that addresses its interest in the 
subject land. That correspondence includes the following: 
 
Lendlease has entered into conditional agreements with both Mt Gilead Pty Ltd and 
Anna and Stefan Dzwonnik that shall result in Lendlease acquiring and developing this 
land upon satisfactory completion of necessary planning approvals including the 
rezoning of the land in accordance with the current planning proposal and entering 
satisfactory local and state infrastructure agreements. 
 
Regarding the Mt Gilead Pty Ltd land, the landowners have engaged Old Mill Property to 
continue to secure the necessary planning approvals and the purchase agreement 
permits Lendlease to be a party to necessary planning agreements including Local 
Voluntary Planning Agreements and State Infrastructure Agreements. 
 
Regarding the Dzwonnik land, Lendlease are responsible for securing the necessary 
planning approvals for this land and the purchase agreement permits Lendlease to be a 
party to necessary planning agreements including Local Voluntary Planning Agreements 
and State Infrastructure agreements.” 

 
A full copy of the correspondence received from Lendlease that sets out its interest in 
the land subject of the Mt Gilead Planning proposal is shown as attachment 4. 
 
Please note that two small portions of land which are part of the Mt Gilead Planning 
Proposal are proposed to remain within the ownership of Mt Gilead Pty Ltd. These are 
the access road on the southern boundary of the site with Beulah and a small portion of 
the dam on the western boundary of the site. 
 
Council subsequently received a Gateway Determination which advised that the proposed 
rezoning of the subject land could proceed under certain conditions. These conditions 
included the preparation of a number of technical studies to support the draft planning 
proposal. These technical studies were completed and form the basis of the final draft Mt 
Gilead Planning Proposal. 
 
A briefing to the Councillors on the status of the proposed rezoning of the subject land at Mt 
Gilead was undertaken on Tuesday 26 August 2014. 
 
A report was prepared for the Planning and Environment Committee Meeting held on 10 
February 2015 requesting Council’s endorsement of the draft Mt Gilead Planning Proposal, 
draft Mt Gilead Development Control Plan and associated planning documentation for public 
exhibition purposes. Council at its meeting held on 17 February 2015 resolved that the 
matter be deferred until the Councillors had received a copy of all the technical reports 
relating to this matter, and had been briefed on the holistic approach that is required for this 
development and further developments in Campbelltown South to proceed. 
 
In accordance with Council’s resolution a copy of all the technical studies prepared to 
support the draft Mt Gilead Planning Proposal was forwarded to all Councillors. 
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Also, the proponents of the draft Mt Gilead Planning Proposal provided Councillors with a 
briefing on Tuesday 24 March 2015 where they specifically addressed concerns that had 
been raised by Council. These included the proposed road-works to Appin Road and 
associated funding issues, the proposed fauna corridor through the subject site and the 
proposed mitigation measures with regard to protecting the visual impact of any future 
development on the adjoining heritage listed Mt Gilead homestead and mill. 
 
A further briefing was provided on Tuesday 31 March 2015 by representatives of NSW 
Planning and Environment with regard to the State Government’s Urban Capability Study 
into the Greater Macarthur Land Release Investigation Area, which includes the Mt Gilead 
site. 
 
Subsequently a report was again submitted to Council requesting the public exhibition of the 
draft Mt Gilead Planning Proposal, draft development control plan and associated 
documentation and Council at its meeting held 2 April 2015 resolved to place this 
documentation on public exhibition for a period of 60 days. 
 

Report 

The draft Mt Gilead Planning Proposal, draft Development Control Plan (DCP) and 
associated documentation was publicly exhibited for 64 days from Tuesday 28 April 2015 
until Tuesday 30 June 2015 at the Civic Centre, all Council’s libraries and on Council’s 
website. 
 
The objectives of the draft Mt Gilead Planning Proposal as exhibited were to: 
 
1. Permit low density residential development supported by public open space and 

community facilities, including a small retail centre. 
 
2. Protect environmentally sensitive land and provide an environmental bushland corridor 

that links the Noorumba Reserve with the Beulah biobanking site and the Nepean River 
corridor. 

 
3. Respect the heritage significance of the Mt Gilead homestead site including the 

outbuildings, old mill and dam and their setting. 
 
4. Respect the environmental significance of the Beulah biobanking site. 
 
5. Reserve land for acquisition by Roads and Maritime Services for future road 

infrastructure (widening of Appin Road). 
 
6. Increase the supply of housing within the Campbelltown Local Government Area with 

the addition of up to 1700 new dwellings. 
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Greater Macarthur Land Release Investigation 
 
Since the public exhibition of the draft Mt Gilead Planning Proposal and associated 
documentation, the NSW State Government released the Greater Macarthur Land Release 
Investigation document for public comment in September 2015. This document provides an 
investigation into the potential of land within the Greater Macarthur area to be developed for 
urban purposes to assist in addressing the growing need for new housing in the Sydney 
Basin, and includes the provision of land for employment uses. It also proposes to amend 
State Environmental Planning Policy (Sydney Region Growth Centres) 2006 by including 
certain land within the Greater Macarthur area as part of the South West Growth Centre. The 
land at Mt Gilead is specifically noted as having potential for future residential development, 
and the document included an action to have had the subject land rezoned by the end of 
2015. Reference is also made to the need for the upgrading of Appin Road to accommodate 
the increase in traffic that would result from any future development in this area. 
 
This document also identifies three biodiversity corridors through the Greater Macarthur area 
linking the Georges River and the Nepean River. These roughly follow the watercourses of 
Mallaty Creek, Woodhouse Creek and Menangle Creek. 
 
Council at its meeting held 17 November 2015 considered a report on the Greater Macarthur 
Land Release Investigation (including the Preliminary Strategy and Action Plan) and 
resolved: 
 
1. That Council express in principle support for the Greater Macarthur Land Release 

Investigation, subject to: 
 

a) the early implementation of a fully funded infrastructure plan 
 

b) a job creation strategy to cater for the increased population. 
 
2. That Council requests a specific timeline for the provision of infrastructure and the job 

strategies as outlined in a) and b) above. 
 
3. That Council forward a submission on the investigation (and its supporting documents) 

to the NSW Department of Planning and Environment consistent with the matters 
outlined in the report. 

 
In response to the above resolutions the Department of Planning and Environment 
established a Greater Macarthur Steering Group where Council staff work with the 
Department of Planning and Environment, Transport for NSW and other agencies to prepare 
a Land Use and Infrastructure Strategy for the Menangle Park and Mt Gilead precincts of the 
Campbelltown-Macarthur Priority Growth Area. The Executive Director – Housing and 
Employment Delivery from the Department of Planning and Environment provided 
Councillors with a briefing on the Campbelltown-Macarthur Priority Growth Area on 7 June 
2016 and a further briefing on 5 July 2016. 
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This Strategy will guide rezoning and layout plans for each precinct of the growth areas. It 
will integrate important elements of the precincts including transport, open space, housing, 
employment lands and environmental protection. A new Special Infrastructure Contribution 
(SIC) levy will be established to cover the cost of regional road and transport infrastructure, 
regional open space and recreation, district cultural facilities, schools, emergency services 
and health facilities, strategic land use planning costs and environmental protection 
measures. 
 
To further facilitate this partnership the Department of Planning and Environment requested 
that Council enter into a Memorandum of Understanding (MoU) for progressing the planning 
and implementation of growth opportunities within the Campbelltown-Macarthur Priority 
Growth Area. Council at its meeting held 19 July 2016 considered a report on the MoU and 
resolved: 
 
1. That the Memorandum of Understanding between Campbelltown City Council and the 

NSW Department of Planning and Environment shown as the attachment to the above 
report be executed and the General Manager be authorised to sign the Memorandum 
on Council’s behalf. 

 
2. That Council write to the Secretary of the Department of Planning and Environment 

seeking to organise with the Department that the satisfactory arrangements referred to 
in her letter to Council dated 14 July 2016 to be put into place for regional level 
infrastructure prior to rezoning being determined, meet with Council’s satisfaction. 

 
The MOU provides a formal commitment to the establishment of a Special Infrastructure 
Contributions (SIC) scheme as a means to fund the critical and higher (regional) level 
infrastructure required to support the development of the Mt Gilead Urban Release Area. 
Three traffic access roads into the subject site from Appin Road are proposed and the 
proposed SIC levy will provide for the widening of Appin Road from two to four lanes from 
the southern access road of the subject land through to the intersection of Fitzgibbon Lane 
and Kellerman Drive. 
 
It has also been recognised that due to the increase in traffic as a result of this planning 
proposal, that some of the existing intersections on Appin Road will require upgrading. 
These include the following: 
 
• Copperfield Drive/Kellerman Drive and Appin Road 
 
• Fitzgibbon Lane/Kellerman Drive and Appin Road 
 
• St Johns Road and Appin Road. 
 
The Department of Planning and Environment has recently advised that the Growth Centres 
SEPP is now proposed to be amended to include the Greater Macarthur Priority Growth 
Area which covers the land releases at Menangle Park, Mount Gilead and in the vicinity of 
Appin, and the urban renewal precincts along the Glenfield to Macarthur rail corridor. A 
report on the public exhibition of the proposed Greater Macarthur Priority Growth Area 
Package was presented to Council at its meeting held on 25 October 2016 and Councillors 
resolved as follows: 
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1. That Council make a formal submission to the NSW Department of Planning and 

Environment concerning the exhibition of the Greater Macarthur Priority Urban Growth 
Area in August to September 2016, addressing the matters raised in the above report. 

 
2. That as an addition to the submission that Council urge the NSW Government to 

pursue south facing ramps to the Hume Highway as a key element of the Greater 
Macarthur Priority Growth Area Infrastructure package. 

 
Submissions 
 
In response to the public exhibition of the draft planning proposal a total of 20 submissions 
have been received from government agencies and service providers, and 31 submissions 
have been received from the community. The following table identifies the main issues 
raised by the submissions and the comments of Council officers. Copies of the submissions 
have been made available to all Councillors. 
 
Submissions from government agencies and service providers 

 Organisation Submission Items 

1. Department of Primary  
Industries - Fisheries 

• no objections to the planning proposal provided the: 
 

- proposed riparian buffers zones are implemented 
- stormwater reduction targets are achieved. 

Comment 
 
• It is noted that these matters can be dealt with as part of the assessment of any 

future development application. 
2. Fire & Rescue NSW • no objections to the planning proposal. 

Comment 
 
• The no objection comment is noted. 

3. NSW Rural Fire Service • identifies the key issues and assessment requirements 
regarding bush fire protection that will be required for 
any future development of the subject site. 

Comment 
 
• It is noted that matters relating to bush fire protection can be dealt with as part of 

the assessment of any future development application. 
4. Water NSW • notes the need to avoid and minimise impacts on the 

Upper Canal by any future development 
 
• generally supports the provisions of the draft DCP with 

a few minor amendments relating to name changes 
(Water NSW has now replaced the Sydney Catchment 
Authority, and the Sydney Water Catchment 
Management Act 1998 is now Water NSW Act 2014) 
and an additional objective ensuring that all future 
development adjacent to the Upper Canal corridor 
considers and responds to its heritage values. 
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Comment 
 
• it is recognised that any development applications on land adjacent to the Upper 

Canal must ensure no detrimental impacts on the canal corridor 
 
• the minor amendments to the draft DCP as requested have already been included 

in Campbelltown (Sustainable City) DCP 2015. 
5. Transport for NSW Requests the following: 

 
• development be capped at 1,700 lots through the 

inclusion of a provision within Campbelltown LEP 2015 
 
• the proponents enter into a planning agreement with 

the Department of Planning and Environment for the 
provision of agreed road infrastructure 

 
• the draft DCP be amended to increase the width of the 

parking lane on the Collector Road (Bus Route) from 
2.3 metres to 2.5 metres to accommodate a standard 
bus 

 
• provision and dedication of a 20 metre setback along 

Appin Road through a planning agreement, to be 
shown under a SP2 Infrastructure Classified Road 
Zone. 

Comment 
 
• Campbelltown LEP 2015 contains under clause 4.1A a maximum dwelling density 

requirement for three existing urban development areas. The draft Planning 
Proposal has been amended to include Mt Gilead into clause 4.1A by imposing a 
cap of 1,700 lots supported by the provision of a density/yield map 

 
• a technical design brief for the upgrade works required to Appin Road as a result 

of future development of the subject land between the southern boundary of the 
subject land and Fitzgibbon Lane Ambarvale has been agreed upon by staff from 
Council, Roads and Maritime Services and Transport for NSW. Further, Council 
staff are aware that the proponent in conjunction with Lendlease (the conditional 
purchaser of the subject land) has lodged an offer to enter into a Regional 
Voluntary Planning Agreement with the Department of Planning and Environment 
to majority fund the required upgrade works prior to the completion of the 1700 
lots. While the Regional Voluntary Planning Agreement including the staging and 
timing of the required upgrades is yet to be finalised, Council is afforded security 
that the required infrastructure will be provided in a staged and orderly manner 
based upon demand prior to the completion of the 1,700 lots through the 
satisfactory arrangements requirement of the recently signed MoU with the 
Department of Planning and Environment 

 
• A copy of the formal Lendlease offer to the NSW department of Planning and 

Environment and advice to Council concerning that offer is shown as attachment 5 
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As Councillors would note, subject to acceptance from the Department, a Planning 
Agreement similar to that in the offer made by Lendlease would secure an 
acceptable funding delivery mechanism for the timely upgrade of Appin Road for 
that section between Fitzgibbon Lane and the southern extremity of the Mt Gilead 
Urban Release Area 

 
The offer by Lendlease is currently being considered by the Department and 
verbal advise has been received that the response is expected in the near future 

 
• the above agreement is proposed to include a reference to the dedication of a 20 

metre setback along Appin Road the location of which has already been 
recognised on the proposed zoning map as SP2 Infrastructure Classified Road 
that was publicly exhibited 

 
• it is noted that the request to widen the parking lane from 2.3m to 2.5m is in 

keeping with the request from Busabout (item 15) to widen the road carriageway to 
12m. The draft DCP has been amended to accommodate this request. 

6. NSW Trade & 
Investment 
Resources & Energy 

Extractive Resource Issues: 
 
• notes the location of the Menangle Sandstone Quarry 

west of the subject land and advises that Council 
would need to be satisfied that any potential land use 
conflicts are appropriately addressed 

 
Coal and Petroleum Issues 
 
• due to geological constraints the extraction of 

resources is considered unlikely and thus no issues 
are raised. 

Comment 
 
• it is noted that a small area of the subject land falls within the transition (buffer) 

area of the Menangle Sandstone Quarry and that any future development of this 
land will need to take into consideration the impacts of any extraction that may 
occur on the quarry site. 

7. Sydney Water Water 
 
• drinking water can be provided to the urban release 

area from the Rosemeadow drinking water system 
 
• the developer will need to provide a new elevated 

reservoir, water pumping station and associated trunk 
and reticulation mains to service the subject site. 

 
Wastewater 
 
• wastewater can be transferred to the Glenfield Water 

Recycling Plant 
 
• the developer will need to provide a new wastewater 

pumping station and associated lead-in and reticulation 
mains to service the subject site. 
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Comment 
 
• it is noted that both water and wastewater services can be provided to the site and 

that the developer would be responsible for its provision 
 
• a preliminary site has been nominated for the location of the proposed new 

elevated reservoir within the south eastern portion of the subject land as noted in 
the draft DCP. 

8. Office of Environment 
and Heritage 

Biodiversity 
 
• advises that areas proposed for conservation should 

be zoned E2 Environmental Protection to ensure the 
long term retention and protection of these areas 

 
• supports the biodiversity link connecting Noorumba 

Reserve with the Nepean River but requests that the 
corridor be widened and the stormwater detention 
basins, active recreation and other incompatible uses 
be removed, and the ‘dead end’ portion be continued 
through to lands west of the site 

 
Floodplain Risk Management 
 
• recommends a number of issues that should be 

considered at the design stage of any future 
development on the subject land. 

 
Stormwater Management 
 
• provides a number of comments and 

recommendations with regard to the water quality 
modelling as noted in the Mt Gilead Stormwater 
Management and Flooding Assessment. 

Comment 
 
• to ensure consistency with Campbelltown LEP 2015 (CLEP 2015) the draft Mt 

Gilead Planning Proposal does not propose to zone conservation lands E2 
Environmental Conservation as these lands will instead be subject to the 
provisions for conservation and enhancement as noted below: 

 
- the draft Planning Proposal includes a Terrestrial Biodiversity clause which 

aims to maximise the retention and enhancement of native biodiversity 
 

- it is proposed that some of the proposed conservation lands will be considered 
as future biobanking sites which would therefore result in them being covered 
by the conservation and rehabilitation provisions of any biobanking 
agreements 

 
- the draft Mt Gilead Infrastructure Services Delivery Plan includes provisions 

for the conservation and enhancement of all open space land that will be 
dedicated to Council 
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- Council is in the process of finalising a Koala Plan of Management and 
Biodiversity Strategy which will further strengthen the conservation and 
rehabilitation of all lands proposed for biodiversity conservation through a 
future amendment to CLEP 2015 

 
- Noorumba Reserve was zoned RE1 Public Recreation under CLEP 2015 and 

it is thus considered preferable to zone any adjoining conservation land, that is 
proposed to be dedicated to Council, the same zoning to provide continuity. 

 
• it is recognised that there are at least two well established existing wildlife 

corridors from the Georges River through both Noorumba Reserve and Beulah to 
the Nepean River and the draft Mt Gilead Planning Proposal will not have any 
detrimental impact on these corridors. However, the draft Planning Proposal does 
aim to provide an additional option for a wildlife link through the subject land from 
the Noorumba Reserve to Beulah. Whilst this link will contain active open space 
and drainage basins it is also proposed to include a significant amount of 
vegetation aimed at providing habitat for native fauna. All of this land is proposed 
to be dedicated to Council. Clearly the wider the width of a wildlife corridor the 
better. However, further information with regard to corridor widths was received 
from the Office of Environment and Heritage (OEH) which advised that local 
corridors can be less than 50m in width. The narrowest part of the proposed 
wildlife link is 45.2m, but the total open space area that the corridor passes 
through is approximately 14 hectares. It is therefore not proposed to widen this link 
any further as it is considered that sufficient land has been allocated to allow for 
the movement of native fauna through the subject site 

 
• whilst the dead end area of vegetation does not link to lands on the west of the site 

through public recreation areas, it will be connected via significant street tree 
plantings, and this approach is supported by Council's environmental officers 

 
• comments with regard to floodplain risk management are noted 
 
• it should also be noted that wildlife corridors are being considered as part of the 

Master Planning by the Greater Macarthur Steering Group and are being 
investigated in more technical detail for the whole of the Greater Macarthur Priority 
Growth Area 

 
• comments with regard to water quality modelling are noted and it is considered 

that no additional work is required at this stage. However, more detailed 
assessment will need to be undertaken as part of any future development of the 
subject site, i.e. dealt with by development application. 

9. NSW Education and 
Communities 

• advises that the existing schools within the vicinity of the 
subject land are at or near capacity and thus will not be 
able to meet the additional demand that would be 
created by the proposed development of the Mt Gilead 
Urban Release Area. They will either need to be 
upgraded or a new school site identified 

 
• as lands surrounding the subject site have been 

identified as having potential for future housing 
development, the investigation of a site for a new school 
within these lands is considered an option. 
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Comment 
 
• discussions were held between the proponents and officers of Council and NSW 

Education and Communities and while initially it was proposed that a site for a 
future school should be provided within the boundaries of the subject land, the 
Department of Education has now advised that such a site could be provided 
within surrounding lands if they are developed for urban purposes in the future as 
part of the Greater Macarthur Land Release technical investigations. 

1
0. 

NSW Health • supports the proposed cycleway/pedestrian network and 
recommends the provision of well-placed bike racks and 
good lighting 

 
• notes the importance of ensuring access to healthy 

foods 
 
• advises that the proposed bus service should be 

commenced early in the development of the area and 
should be extended further into the site 

 
• supports the range of proposed residential lot sizes but 

concerned by the cap of 65 smaller lots as this will not 
address housing affordability 

 
• notes that the plan is purely residential and thus may 

result in long commuting times for residents travelling to 
work 

 
• concerned that there are no apparent plans for a school 

or childcare centres 
 
• supports the proposed public open space and 

neighbourhood/community facilities 
 
• consider that the potential for impacts of gas extraction 

in the future need to be closely monitored 
 
• notes a number of issues that would be dealt with in 

conjunction with any future development applications, 
e.g. land contamination, noise, air quality, bushfire risk 

 
• advises that suitable measures should be undertaken to 

mitigate the potential for mosquito breeding within any 
water retention basins or ponding areas. 

Comment 
 
• generally the issues concerning land contamination, noise, air quality, bushfire risk 

and issues with regard to the development of drainage basins can be dealt with in 
the assessment of any potential development applications for the subject site 

 
 
 
 



Ordinary Meeting 22/11/2016 Page 34 
8.1 Draft Mt Gilead Planning Proposal - Outcome Of Public Exhibition 
 
 

 
 
 
 

• the provision of the proposed bus service is anticipated to be dictated by the need 
of the incoming community. However it is recognised that the potential residents of 
the subject site would benefit from the early establishment of a bus service. 
Council could write to the Department under the auspices of the recently executed 
MOU to request the Department to ensure arrangements are put into place to 
provide for the early commencement of bus services to and from Mt Gilead and 
the Campbelltown/Macarthur Regional City Centre 

 
• the following comments are provided with regard to the concern that housing 

affordability will not be addressed due to the proposed cap of 65 small lots with a 
minimum area of 375sqm. The planning proposal provides for a variety of 
residential lots sizes to ensure a wide opportunity of choice for potential 
purchasers. The bulk of the site (being approximately 1250 lots) is proposed to be 
subdivided into lots with a minimum area of 500sqm and 700sqm on steeper land. 
Whilst it is proposed to cap the number of lots with a minimum area of 375sqm to 
65, there is still the opportunity for approximately 350 lots to be subdivided to a 
minimum area of 450sqm. It is also important to note that in light of the proposed 
traffic infrastructure (upgrading of Appin Road), Transport for NSW and Roads and 
Maritime Services have requested a provision within Campbelltown LEP 2015 that 
restricts the number of residential lots to 1700 

 
• whilst this draft planning proposal is mostly for residential development it is 

important to note that the Greater Macarthur Land Release Investigation document 
includes certain employment lands, and access to these areas will be provided as 
the Priority Growth Area develops. Thus it is anticipated that the development of 
these lands will assist in providing jobs closer to homes thus reducing travelling 
times 

 
• as noted in item nine above the provision of a school is proposed by Department 

of Education to be provided within surrounding lands. With regard to childcare 
centres these are a permissible land use within the proposed R2 Low Density 
Residential Zone, and thus there would be opportunities for the private sector to 
establish such facilities within the subject site 

 
• with regard to the issue of the impact of gas extraction it is noted that AGL 

announced on 4 February 2016 that it will cease production at the Camden Gas 
Project in 2023 

 
• all other comments are noted. 

1
1. 

Department of Primary 
Industries Agriculture 
NSW 

• notes the difficulties that can arise due to the interface 
between residential development and existing 
agricultural practices 

 
• supports the retention of agriculture heritage landscapes 

and views 
 
• considers that before any further planning proposals are 

determined the Greater Macarthur Land Release 
Investigation should be completed. If Council wishes to 
keep rural productive land then other options for housing 
will be needed. 
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Comment 
 
• comments are noted 
 
• as noted previously in this report, since the public exhibition of the draft Mt Gilead 

Planning Proposal, the NSW State Government released the Greater Macarthur 
Land Release Investigation document for public comment. This investigation 
specifically notes that the land at Mt Gilead has the potential for future residential 
development. The Greater Macarthur Investigation Area covers a large portion of 
land within the Campbelltown and Wollondilly Local Government Areas (LGA) 
and includes both the Mt Gilead and Menangle Park Urban Release Areas. 
These release areas are the only lands within the investigation area within the 
Campbelltown LGA that have been specifically identified within the NSW 
Metropolitan Development Program for future urban development. As they have 
both been supported by the Department of Planning and Environment and 
publicly exhibited, it is considered that they should continue to be assessed in 
accordance with their Gateway determinations. The Department of Planning and 
Environment supports this position. 

12. Environment 
Protection Authority 

• considers that this planning proposal should not be 
assessed in isolation, but should be considered as part 
of the Macarthur Investigation Area and the South West 
Sydney Sub Regional Delivery Plan 

 
• considers that photochemical smog (ozone) and particle 

pollution remain air quality issues of significant regional 
concern. However, advice is provided on ways to meet 
relevant air quality goals and protect human health, the 
environment and community amenity. Refers to the 
document Development Near Rail Corridors and Busy 
Roads-Interim Guideline and ways to manage wood 
burning heaters 

 
• provides advice on ways to mitigate potential noise 

pollution, contamination issues, waste management and 
water quality impacts. 

Comment 
 
• as noted previously and in item 11 above, since the public exhibition of the draft 

Mt Gilead Planning Proposal, the NSW State Government released the Greater 
Macarthur Land Release Investigation document for public comment. This 
investigation specifically notes that the land at Mt Gilead has the potential for 
future residential development. Further the Department of Planning and 
Environment has identified that the planning proposals for the Mt Gilead and 
Menangle Park Urban Release Areas can proceed ahead of the finalisation of the 
technical studies associated with the Greater Macarthur Priority Growth Area 

 
• it is recognised that vehicle emissions are a major source of air pollution and thus 

negotiations have already been held with a local bus company to ensure that an 
adequate bus service can be provided to the subject site in an effort to reduce 
private car usage. Also, the draft DCP provides for an extensive network of 
pedestrian and cycle paths to encourage walking and cycling 
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• the impact of air pollution from vehicle emissions on development adjoining Appin 
Road can be ameliorated through careful site planning and architectural design. It 
is recommended that a reference to the Department of Planning and 
Environment’s Development Near Rail Corridors and Busy Roads–Interim 
Guideline be included within the draft Mt Gilead DCP to ensure that the 
provisions of this document can be taken into consideration with regard to the 
planning for any future development fronting Appin Road 

 
• with regard to domestic solid fuel heaters it is anticipated that gas will be 

available to all residences within the release area thus reducing the need for 
such heaters. However, it is noted that there are significant regulations currently 
in place within the Protection of the Environment Operations (Clean Air) 
Regulation 2010 to ensure that all domestic solid fuel heaters sold in NSW 
comply with emission limits specified in Australian Standard AS/NZS 4013:1999: 
Australian Domestic solid fuel burning appliances - method for determination of 
flue gas emission, and are marked accordingly. Advice with regard to wood 
heaters is also available on Council’s website 

 
• the advice given with regard to mitigating potential noise pollution, contamination 

issues, waste management and water quality impacts is noted. 
13. Endeavour Energy • advises of the procedure needed to be undertaken for 

the provision of electricity to the subject site. 
Comment 
 
• initial discussions between the proponent’s consultants and Endeavour Energy 

reveal that the subject land can be serviced with electricity. However, it is noted 
that additional infrastructure will be required including a new zone substation and 
the installation of two 11kV feeders from the Ambarvale zone substation. 

14. NSW Local Land 
Services 

• Local Land Services (LLS) is an approval authority for 
clearing native vegetation under the Native Vegetation 
Act 2003. As the Act does not apply to Campbelltown 
the LLS has no approval role for the clearing of native 
vegetation on the subject land 

 
• supports the assessments made by the Flora and Fauna 

consultants that the proposal can achieve a maintain or 
improve outcome with variations as required if the Shale 
Sandstone Transition forest is impacted by the 
development. 

Comment 
 
• Comments are noted. 

15. Busabout Neville’s 
Bus Service Pty Ltd 

• prepared to provide bus services to the subject site 
 
• requests the widening of the road carriageway from 

11.6m to 12m. 
Comment 
 
• it is noted that the request to widen the road carriageway to 12m is in keeping 

with the request from Transport for NSW to widen the parking lane from 2.3m to 
2.5m. As noted in item 5 the draft DCP has been amended to accommodate this 
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request. 

16. Sydney Living 
Museums 

• concerned by the: 
 

- loss of mature vegetation on Appin Road and its 
historic alignment 

 
- loss of open rural land of considerable cultural 

significance 
 

- future impacts on fauna within Beulah from domestic 
animals. 

 
• does not support the proposed access road on the 

southern boundary of the subject land adjacent to 
Beulah, and requests replacing its proposed RU2 Rural 
Landscape zone with the RE1 Public Recreation zone. 
Also requests the inclusion of this land within the 
Terrestrial Biodiversity Map. However, it is also 
requested that the maximum building height and 
minimum subdivision lot size be identified for this land 
under the RU2 zone 

 
• identify the Mt Gilead Urban Release Area as an Urban 

Release Area in draft Campbelltown LEP 2014 
 
• identify Appin Road as a significant feature in both the 

draft DCP Indicative Heritage Principles and Indicative 
Landscape Strategy maps. 

Comment 
 

• it is recognised that any development of rural land for urban purposes will result 
in the loss of rural landscapes and arguments for higher densities closer to 
railway stations as an alternative are often proposed. However, it is important 
that Council recognises that a variety of housing forms should be available to 
accommodate the changing needs of the community. Whilst apartment living 
close to all amenities is preferable to certain sections of the population, detached 
housing in an open environment is more attractive to other sections. This land at 
Mt Gilead has been identified for development for many years and thus there has 
always been an expectation that it would one day be developed for urban 
purposes 

 

• it is noted that whilst some of the mature trees along Appin Road will need to be 
removed to provide for the proposed road widening, appendix 1 of the draft Mt 
Gilead DCP provides for the replanting of street trees along Appin Road with 
indigenous species. It is also noted that due to the proposed construction of 
roundabouts at the three intersections of Appin Road and the subject land, that 
traffic will travel at a significantly reduced speed in this area, thus creating a safer 
environment for all 

 
• the corridor of land proposed to be zoned RU2 Rural Landscape on the southern 

boundary of the subject site, and adjacent to Beulah, is proposed to be retained 
in the ownership of the property owner of the land to the west of the subject site 
to enable direct access from Appin Road for agricultural management purposes. 
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Thus it is not considered necessary or appropriate to amend the proposed zoning 
of this land. However, it is noted that the maximum building height and minimum 
subdivision lot size maps should be amended to include this land 

 
• whilst the Mt Gilead Urban Release Area (MGURA) has not been specifically 

identified within Part 6 Urban Release Areas within Campbelltown LEP 2015 
(CLEP 2015) it is noted that this draft planning proposal has addressed the 
provisions of Part 6. However, it is recommended that an Urban Release Area 
Map be included in CLEP 2015 and that the MGURA be identified as a release 
area on it 

 
• other comments are noted. 

17. Wollondilly Shire 
Council 

• requests that the following matters be considered: 
 

- placing the proposal on hold until the Greater 
Macarthur Area investigation is complete 

 
- zone all areas of native vegetation E3 or E4 

Environment Protection or use Natural Resources 
(Biodiversity) Clauses 

 
- undertake further investigation into the potential 

impacts on existing regional habitat corridors and 
the movement of koalas 

 
- undertake further investigation into potential air 

quality impacts 
 

- undertake further investigation into the impacts of 
traffic travelling south to Bulli and Appin. 

Comment 
 
• as noted previously, since the public exhibition of the draft Mt Gilead Planning 

Proposal, the NSW State Government released the Greater Macarthur Land 
Release Investigation document for public comment. This investigation 
specifically notes that the land at Mt Gilead has the potential for future residential 
development, and enjoys the support of the NSW Government. Further the 
Government recently exhibited a proposal to include these lands in the Greater 
Macarthur Priority Growth Area 

 
• the areas of native vegetation are proposed to be zoned public recreation as they 

will be dedicated to Council. However, these lands are proposed to be subject to 
a number of provisions as noted in item 8 above including the provisions of the 
proposed terrestrial biodiversity clause and map that have been included in the 
draft planning proposal 

 
• it is considered that at this stage of the planning process sufficient investigation 

has been undertaken with regard to habitat corridors particularly as the site has 
been substantially cleared for a number of years. However, the draft planning 
proposal aims to provide additional opportunities for the movement of wildlife 
through the subject site 
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• in light of the information provided by the Environment Protection Authority (EPA) 

it is considered that further investigation into potential air quality issues is not 
required. However it is noted that any future development on the subject site 
must be assessed within the guidelines referred to by the EPA 

 
• it is not considered necessary to undertake any further investigation into traffic 

travelling south to Wollondilly Shire as only 5 per cent of the total traffic flow from 
the site is anticipated to travel south. Of more concern to Council is the volume of 
traffic that is generated from the recent and proposed developments at Appin 
which travels in a northerly direction through the Campbelltown LGA. 

18. Transport – Roads 
and Maritime 
Services 

Has no objection to the draft planning proposal subject to: 
 
• development being capped at 1700 lots through a 

provision within Campbelltown LEP 2015 
 
• the proponents entering into a planning agreement (prior 

to the making or gazettal of the planning proposal) with 
the Department of Planning and Environment (DPE) for 
the provision of agreed road infrastructure, and 
dedication of a 20 metre road reserve along the western 
boundary of the subject site at no cost to Government. 

Comment 
 
• Campbelltown LEP 2015 contains under clause 4.1A a maximum dwelling 

density requirement for three existing urban development areas. The draft 
planning proposal has been amended to include Mt Gilead into clause 4.1A by 
imposing a cap of 1700 lots supported by the provision of a density/yield map 

 
• a technical design brief for the upgrade works required to Appin Road as a result 

of future development of the subject land between the southern boundary of the 
subject land and Fitzgibbon Lane Ambarvale has been agreed upon by staff from 
Council, Roads and Maritime Services and Transport for NSW. Further, Council 
staff are aware that the proponent in conjunction with Lendlease (the conditional 
purchaser of the subject land) has lodged an offer for a Regional Voluntary 
Planning Agreement with the Department of Planning and Environment to 
majority fund the required upgrade works prior to the completion of the 1700 lots. 
While the Regional Voluntary Planning Agreement including the staging and 
timing of the required upgrades is yet to be finalised, Council is afforded security 
that the required infrastructure will be provided in a staged and orderly manner 
based upon demand prior to the completion of the 1700 lots through the 
satisfactory arrangements requirement of the recently signed MoU with the 
Department of Planning and Environment 

 

• the above agreement is proposed to include a reference to the dedication of a 20 
metre setback along Appin Road the location of which has already been 
recognised on the proposed zoning map as SP2 Infrastructure Classified Road 
that was publicly exhibited 

 

• A copy of the offer by Lendlease for a Planning Agreement with the NSW 
Department of Planning is shown at attachment 5. This sets out a proposed 
funding and delivery mechanism for the upgrade of Appin Road. 
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19. Department of 
Primary Industries 
Water 

• would prefer the zoning of the watercourses and riparian 
corridors to be zoned E2 Environmental Conservation 
and not RE1 Public Recreation and RU2 Rural 
Landscape, and be under Council’s ownership and 
management 

 
• recommends that the draft DCP include a separate 

section to deal with watercourse/riparian issues, and 
that the objectives of clause 3.3 Public Open Space be 
amended to strengthen the need to conserve and 
enhance the existing riparian corridors watercourses 

 
• supports the concept of a biodiversity corridor linking the 

Georges River with the Nepean River and considers that 
the planning proposal does not provide such a linkage. 

Comment 
 
• all the land that is proposed to be zoned RE1 Public Recreation is proposed to be 

dedicated to Council and will thus come under its ownership and management. 
The portion proposed to be zoned RU2 Rural Landscape will remain in private 
ownership. However, all this land would be subject to the provisions of the 
proposed Terrestrial Biodiversity clause which aims to maximise the retention 
and enhancement of native biodiversity. It is also proposed that some of this land 
be considered as a future biobank site which would therefore result in it being 
covered by the conservation and rehabilitation provisions of any BioBanking 
Agreement 

 
• the riparian corridors in draft Campbelltown LEP 2015 (CLEP 2015) are not 

zoned E2 Environmental Conservation, but are covered by the provisions of 
clause 7.3 which aims to protect and maintain riparian land, waterways and 
groundwater systems. Also, Council is in the process of finalising a Koala Plan of 
Management and Biodiversity Strategy which will further strengthen the 
conservation and rehabilitation of riparian lands through a future amendment to 
CLEP 2015. Thus, to ensure consistency with CLEP 2015 the draft Mt Gilead 
Planning Proposal does not propose to zone riparian lands E2 Environmental 
Conservation but will instead be subject to the provisions for conservation and 
enhancement as noted above 

 
• whilst it is not considered necessary to include a separate section in the draft 

DCP with regard to riparian corridors, it is considered that the wording in clause 
3.3 should be strengthened as recommended by this submission 

 
• the draft planning proposal in Figures 16 and 17 denote the location of the 

proposed Ecological Corridor from Noorumba Reserve through the subject land. 
The draft DCP also indicates the location of this corridor in Figure 2 Mt Gilead 
Indicative Structure Plan. It is considered that additional wording in the draft DCP 
should be included to strengthen the establishment of this corridor. Thus it is 
recommended that an additional objective be included in clause 2.2. It is beyond 
the scope of this draft Planning Proposal to provide provisions for the extension 
of this biodiversity corridor beyond the subject site boundaries. However, the 
location of the proposed corridor through the site was chosen to connect with 
existing vegetation outside the site’s boundaries and thus provide a link with both 
the Nepean River and Beulah 
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• it should also be noted that wildlife corridors are being considered as part of the 

Master Planning by the Greater Macarthur Steering Group. 
20. Office of Environment 

and Heritage - 
Heritage Council 

• considers that the proposed curtilage for Mt Gilead is 
insufficient and should include the cultural landscape. 
Thus a curtilage study and a conservation management 
plan need to be prepared prior to the finalisation of this 
draft planning proposal 

 
• recommends that a buffer zone be provided between the 

proposed R2 and RU2 zones to reduce the visual impact 
of new development on the heritage values of Mt Gilead 

 
• considers that the adjacent colonial farms (Mt Gilead, 

Beulah and Meadowvale) have been overlooked in the 
heritage assessment 

 
• considers that the draft planning proposal does not 

provide any measures to minimise the impact of future 
development on the Upper Canal, and recommends that 
consideration be given to providing a RE1 (public 
recreation) buffer along the canal 

 
• recommends a number of amendments to the draft DCP 

with regard to: 
 

- strengthening the heritage objectives and controls 
 

- issues relating to significant vistas and view 
corridors 

 
- appropriateness of the proposed tree planting along 

the interpretive driveway 
 

- landscape screening and appropriate tree planting 
 

- relationship with adjoining heritage properties 
 

- recognition of the former Hillsborough cottage 
 

- extending the pedestrian/cycle route along the entire 
interpretive driveway 

 
- retention of significant trees and remnant vegetation 

 
- ensure One Tree Hill remains as is 

 
- natural heritage needs further consideration. 

  



Ordinary Meeting 22/11/2016 Page 42 
8.1 Draft Mt Gilead Planning Proposal - Outcome Of Public Exhibition 
 
 

 
 
 
 

 

Comment 
 
• the boundaries of the proposed residential areas of the subject land were 

determined after extensive investigations were carried out to ensure the integrity 
of the Mt Gilead homestead site and associated heritage items. As a result a 
large area of land on the western boundary of the subject site is proposed to 
remain rural and will thus act as an extensive buffer between the proposed 
residential development and the outskirts of the homestead precinct. The DCP 
provisions recognise the importance of the significant view corridors through the 
site and also the need to protect the existing views from the homestead 
particularly to the north and east. Thus the proposed buffer will include significant 
new tree planting to provide screening of any new development from the 
homestead site 

 
• it is considered that the heritage significance of the surrounding cultural 

landscape has been satisfactorily taken into consideration with regard to this draft 
planning proposal. This is proposed to be achieved through the provision of a 
significant area of rural land on the western boundary to buffer the impacts of any 
future development on the Mt Gilead homestead site, and the provision/retention 
of an open space area on the southern boundary to provide separation from the 
Beulah site. It is unclear how further recognition of other previous colonial farms 
could be achieved 

 
• provisions are already included in the Campbelltown (Sustainable City) DCP (of 

which the proposed draft Mt Gilead DCP will be a part) to ensure the protection of 
the Upper Canal, and these provisions have been supported by Water NSW 

 
• in order to provide a clear view corridor from Appin Road towards the entrance of 

the Mt Gilead homestead site, it is not proposed to retain the existing alignment 
of the carriageway from Appin Road to the Mt Gilead homestead, only the 
entrance from Appin Road. Thus whilst there is not proposed to be any vehicular 
access to Appin Road at this point the historic entrance is proposed to be 
acknowledged and identified with specimen tree planting 

 
• whilst it is recognised that some of the existing vegetation is proposed to be 

removed it is noted that most of this vegetation comprises scattered trees. 
However, provisions are included within the draft planning proposal to protect 
and enhance significant areas of native vegetation through the provision of a 
terrestrial biodiversity clause and map. Also, some of the proposed conservation 
lands are being considered as future biobanking sites and would thus be covered 
by the conservation and rehabilitation provisions of any BioBanking Agreements 

 
• it is considered that additional objectives and controls can be included by Council 

in the draft DCP to address relevant heritage issues. These include: 
 

- an additional key development objective in clause 2.2 relating specifically to 
the heritage significance of the Mt Gilead homestead site, outbuildings, mill 
and dam and their setting 

 
- amendment of control 1 in clause 3.1 to address the interpretation of the 

former Hillsborough Cottage 
 

- amendment of Figure 6 to extend the pedestrian/cycleway westward along 
the proposed interpretive driveway 
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- amendment of control 2 in clause 3.1 to refer to Figure 7 and not Figure 3 

with regard to the identification of the proposed landscape screening 
 

- inclusion of an additional objective in clause 3.1 to address the retention of 
regional views as referred to in the note to clause 3.1 

 
- removal of the word Indicative from the title of Figure 3 to read Heritage 

Principles Plan. 
 
Submissions from the community 

 Comments 

21 National Parks 
Association of NSW 

• does not support the draft Planning Proposal for the 
following reasons: 

 
- the road infrastructure in Campbelltown should be 

improved before land is released and that 
redevelopment should occur closer to railway 
stations 

 
- widening of Appin Road will be detrimental to native 

fauna 
 

- the development is likely to have an adverse impact 
on Noorumba Reserve and Beulah 

 
- the planning documentation fails to adequately 

explain how views, bushland, riparian corridors, 
heritage items and water quality will be protected 

 
- as the proposal is located between two areas of 

endangered ecological communities it should be 
referred to the Federal Government for assessment 

Comment 
 
• significant road-works are proposed along a large section of Appin Road to 

accommodate the additional transport need that would be created by this draft 
planning proposal and demands by other road users 

 
• the issue of providing an alternative means for native fauna to cross Appin Road 

is currently being investigated as part of the design for the upgrade of this road 
 
• whilst it is recognised that public areas of natural bushland can sometimes be 

abused it is considered that the majority of the community respect such areas 
and benefit from their location being within walking distance from residential 
areas 

 
• it is considered that the planning documentation provides more than adequate 

information on how views, bushland, riparian corridors, heritage items and water 
quality will be protected 
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• it is recognised that development in the vicinity of endangered ecological 
communities should be referred to the Federal Government for comment. Whilst 
this does not need to occur until a development application is prepared the 
proponents have been in contact with the Federal Department of the 
Environment to discuss the implication of the provisions of the Environment 
Protection and Biodiversity Conservation Act 1999. 

22. • objects to the draft planning proposal and refers to a letter to Council from the 
then Member for Werriwa, Mark Latham dated 5 January 1996 who argues that 
Macarthur South should never proceed 

 
• considers that traffic congestion, air and water pollution are just as worrying 

today as they were in 1996. 
23. • objects to the draft planning proposal as Council is seeking to take the last 

remaining farmland in the Sydney Basin and turn it into yet another developer 
and Council cash cow 

 
• recommends permitting subdivision into one - three acres rural lots 

interconnected by a series of horse and mountain bike paths, protecting the rural 
vistas and natural beauty 

 
• concerned by the volume of traffic on Appin Road from development at Appin 

Valley. 
24. • concerned by the impacts of future development on: 

 
- wildlife corridors and particularly koala habitat 

 
- loss of mature trees 

 
- increased traffic on Appin Road and the need for effective wildlife crossings 

and buffer zones 
 

- the increase in potential residential lots from 1500 noted in the Metropolitan 
Development Program to up to 1700 lots 

 
- impact on the heritage listed Upper Canal. 

25. • requests consideration be given to the impact that this proposed development will 
have on wildlife and bushland. 

26. • considers that it’s really not the road that’s a danger, it’s the stupidity of the 
impatient, speeding drivers that makes Appin Road a dangerous road. Even if it 
were expanded into two lanes either way it would make the situation worse, so 
serious and careful consideration to cancel this zoning should be put into place. 

27. • considers that a pair of beautiful, architecturally designed 90 storey buildings next 
to Campbelltown station would be much better than turning the beautiful Mt 
Gilead into another cookie cutter concrete and bitumen one-storey suburb. And 
with an urban footprint a fraction of the size of this draft Mt Gilead proposal. 

28. • opposes the subdivision of the subject land and requests Council approach NSW 
State Government, Federal Government and industry to have the land purchased 
for public use and environmental corridors. 

29. • opposes the proposed development at Mt Gilead and notes the following: 
 

- the Upper Canal will be hugely impacted 
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- Mt Gilead is the most major part of Campbelltown’s history and also played a 
very important part with regard to Aboriginal heritage 

 
- there will not be enough infrastructure to support this development, e.g. 

Campbelltown Hospital where the new extension is already flawed 
 

- Appin Road is still full of sink holes from mine subsidence 
 

- more development will create more pollution for the Nepean and Georges 
Rivers 

 
- What we will be leaving for our children and grandchildren, nothing. 

Affordable housing is being preached over and over by all sections of 
Government, who may I ask is this affordable housing for, our growing 
population, of immigrants and at whose cost? 

30. • 14 short submissions have been received by email all opposing any more 
housing along Appin Road. The main concern is the increase in traffic on Appin 
Road and resultant safety issues, loss of a rural landscape, negative impact on 
the Nepean and Georges Rivers and the impact on wildlife. 

31. • objects to the draft Planning Proposal for the following reasons: 
 

- potential impact on: 
 

 air quality 
 holistic approach to the development of South Campbelltown 
 future residential amenity 
 visual landscape 
 the heritage properties of South Campbelltown 
 fauna and flora corridor between the Nepean and Georges Rivers and 

between Noorumba Reserve and Beulah 
 Nepean River 
 Appin Road. 

 
- approval of this draft Planning Proposal would set an undesirable precedent 

 
- failure to adequately address and demonstrate: 

 
 a curtilage that preserves the historic integrity of Mt Gilead 
 impact of air emissions and provision of a comprehensive air quality study 
 impact of stormwater and floods on the Nepean River 
 impact of noise 
 any proposal for mass public transport 
 visual impact of the development and that all important site views and 

vistas are fully retained 
 management of bush fire risk 
 extent and impact on flora and fauna and an adequate environmental 

corridor between Noorumba Reserve, Beulah and the Nepean River. 
 

- the release area is located in a long recognised Scenic Protection Area. 
 
• requests that Council endorse and forward this submission to the Minister for 

Planning requesting a public inquiry 
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• requests that Council also write to the Minister for Water 
 
• requests that the Government is made aware of Lendlease’s proposal to acquire 

610 hectares of land at Mt Gilead 
 
• requests that Council upgrade the Appin Road study in light of the development 

of Appin Valley 
 
• requests that Council notify all local residents of the impact that this draft 

Planning Proposal will have on their quality of life. 
32 • The Macarthur Greens object to the draft Planning Proposal for the following 

reasons: 
 

- Appin Road is already at capacity and consider that no further development 
along Appin Road should occur until there is a clear source of funding 
available for its upgrade 

 
- considers that the draft planning proposal should not proceed until it is clear 

that the Glenfield STP has capacity to service the subject land and the 
planned 20,000 dwellings at Appin 

 
- concerned by the amount of clearing of Shale Sandstone Transition Forest 

and none of the reports detail the procedure for obtaining assent from the 
Commonwealth Government for this clearing. 

Comment 
 
The main issues of concern raised by the submissions numbered 22 - 32 are as follows: 
 
• Appin Road 
 

• visual impact and loss of a rural heritage and agricultural landscape 
 

• the impact on fauna and flora including adequacy of environmental corridors 
 

• the impact on the Upper Canal 
 

• air pollution 
 

• water pollution and the impact on the Nepean River 
 

• curtilage around Mt Gilead 
 

• Aboriginal heritage 
 

• provision of infrastructure. 
 
Appin Road 
 
It is recognised that Appin Road currently carries a significant amount of traffic into and out 
of Campbelltown every day, and that the proposed development at Mt Gilead will add to 
the overall traffic volume. Whilst it is noted that there have been a number of fatalities on 
Appin Road with the majority of these occurring on the section between Appin and Bulli, 
the issue of safety is a major matter of concern. 
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Appin Road is classified as a State Road and comes under the jurisdiction of NSW Roads 
and Maritime Services (RMS). The proponents of the draft Mt Gilead Planning Proposal 
and Council have been working with RMS and Transport for NSW to ensure that 
appropriate road-works along Appin Road are provided to accommodate the proposed 
increase in traffic. These road-works include the widening of Appin Road to 4 lanes from 
the intersection of Fitzgibbon Lane and Kellerman Drive to the southernmost access point 
of the subject site, the provision of three roundabouts at the three access points from the 
proposed release area, and upgrades to existing intersections further north. It is 
considered that these road-works, particularly the provision of the three roundabouts, will 
assist in slowing the traffic down along Appin Road and thus improving its safety record. 
 
Please see attachment 5, which sets-out an offer from Lendlease for a Planning 
Agreement with the NSW Department of Planning and Environment to upgrade Appin 
Road. 
 
The issue of providing for a safe wildlife access route across Appin Road is difficult for 
Council to resolve due to Appin Road’s classification as a State Road. While Council staff 
are aware that the brief for the upgrade to Appin Road includes the provision of wildlife 
crossing, it is recommended that Council write to Transport for NSW and Roads and 
Maritime Services and request that a safe wildlife crossing be included in any road-works 
on Appin Road. Council should also seek the formal support of the Department of Planning 
and Environment for this action. 
 
Some concern was raised with regard to the loss of trees along Appin Road due to the 
proposed widening. The majority of trees along Appin Road are located within the road 
reserve and not within the Mt Gilead property, with minimal stands within the northern 
section of the site. It is this northern section that will be most impacted by the proposed 
future road-works. The southern section of Appin Road that borders the subject site does 
exhibit denser stands of tree, but initially no major road-work is proposed within this area. 
However, significant street tree planting is proposed along Appin Road as part of any 
future road widening. 
 
Visual impact and loss of a rural heritage and agricultural landscape 
 
Any development of the Mt Gilead site will result in the loss of rural vistas across the site 
and the use of the land for agricultural purposes. As noted in the technical reports the 
amount of land that would no longer be available for agricultural uses is small and currently 
has a limited productive capacity and is therefore not considered to be an impediment to 
this proposal. 
 
Whilst the majority of the rural vistas across the site from Appin Road would be lost if the 
site was developed, there has been a significant amount of work undertaken to ensure that 
important view corridors through the site are maintained. These include views to One Tree 
Hill and the original driveway to the Mt Gilead homestead. Extensive street tree planting is 
also proposed along Appin Road and throughout the proposed release area to soften the 
impact of any future development on the site. It is recognised that this will take some time 
to establish, but it is considered that as the trees mature they will provide significant 
screening of any future development. 
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The impact on fauna and flora including adequacy of environmental corridors 
 
There are already two existing vegetated links from the Noorumba Reserve, on the 
northern boundary of the subject site, and from Beulah, on the southern boundary of the 
subject site, through to the Nepean River. These links provide important corridors for the 
movement of fauna. 
 
The land subject to this draft planning proposal has been used for stock grazing for many 
years, and therefore exhibits large areas of grassland with scattered trees. However, in 
accordance with Council’s previous resolution the draft planning proposal has provided for 
the connection of a number of areas of public recreation to connect Noorumba Reserve 
with existing vegetated areas of the subject site through to both Beulah and the Nepean 
River, thus providing an additional wildlife corridor. It is also important to note that all 
streets within the proposed release area will be required to have trees planted in the road 
reserves thus providing a further habitat. 
 
The impact on the Upper Canal 
 
The heritage listed Upper Canal is located on the north western boundary of the subject 
site. Water NSW has noted the need to avoid and minimise any impacts on the Upper 
Canal by any future development at Mt Gilead. Previously Water NSW provided Council 
with a number of provisions for inclusion in the Campbelltown (Sustainable City) DCP 2015 
(CSCDCP 2015), which aim to ensure that any development adjacent to the Upper Canal 
corridor does not impact on the continued operation of the Canal infrastructure. These 
provisions have already been included in CSCDCP 2015 and apply to the full length of the 
Upper Canal corridor that occurs within the Campbelltown local government area. 
 
The submission from Water NSW with regard to this draft planning proposal supported the 
provisions to be included in the DCP to ensure the protection of the Upper Canal. 
 
Air pollution 
 
As noted above in item 12, the NSW Environment Protection Authority (EPA) has advised 
that photochemical smog (ozone) and particle pollution remain air quality issues of 
significant regional concern. However, it has provided advice on ways to meet relevant air 
quality goals and protect human health, the environment and community amenity. 
Specifically the EPA refers to the document Development Near Rail Corridors and Busy 
Roads-Interim Guideline and advises on ways to manage wood burning heaters. 
 
To assist in addressing the impact of vehicle emissions which are a major source of air 
pollution, negotiations have been held with a local bus company to ensure that an 
adequate bus service can be provided to the subject site in an effort to reduce private car 
usage. In addition, the draft DCP provides for an extensive network of pedestrian and cycle 
paths to encourage walking and cycling. 
 
Also the impact of air pollution from vehicle emissions on any future development adjoining 
Appin Road, are proposed to be ameliorated through careful site planning and architectural 
design. As noted in item 12 above it is recommended that the draft DCP include a 
reference to the Department of Planning and Environment’s Development Near Rail 
Corridors and Busy Roads–Interim Guideline to ensure that the provisions of this 
document can be taken into consideration with regard to any future development fronting 
Appin Road. 
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Water pollution and the impact on the Nepean River 
 
Any proposed development of the subject site must comply with both State and Council‘s 
water management principles and requirements. As such it is considered that the Mt 
Gilead Stormwater Management and Flooding Assessment prepared by Worley Parsons 
has adequately addressed the proposed methodology to manage the quantity and quality 
of stormwater drainage which is likely to result from any proposed urban development on 
the subject site. 
 
Curtilage around Mt Gilead 
 
It is recognised that if this draft planning proposal proceeds it will impact significantly on 
the cultural landscape that is located east of the heritage listed Mt Gilead homestead, 
outbuildings, old mill and dam which are located outside of the boundaries of this proposed 
urban release area (except for a small portion of the dam). However, to protect the integrity 
of these items the draft DCP proposes a number of controls. These include significant 
landscape screening to ensure that any proposed residential development is not viewed 
from the homestead and old mill. The draft Height of Buildings Map within the draft 
planning proposal also proposes that only single storey dwellings be permitted on the 
northern side of One Tree Hill to ensure that roofs in this location are not visible from the 
homestead site. It is important to note that land to the north west, west and south of the 
homestead site will not be affected by this draft planning proposal. To reinforce the 
significance of the Mt Gilead homestead site including the outbuildings, mill and dam and 
their setting it is recommended that a further objective be included within the draft DCP to 
address this issue. 
 
Aboriginal heritage 
 
The Aboriginal community have been involved in the preparation of this draft planning 
proposal, and have undertaken site visits with the proponent’s consultants with regard to 
Aboriginal cultural heritage sites and areas of archaeological sensitivity. Any future 
development of the subject land must ensure compliance with the provisions of 
Campbelltown (Sustainable City) DCP 2015 through clause 2.11.1 Indigenous Heritage. 
The Aboriginal community was invited to comment on the final draft planning proposal as 
publicly exhibited, but to date Council has not received any further comments from the 
community. 
 
Provision of infrastructure 
 
Roads and Traffic Access 
 
Appin Road is proposed to be widened and upgraded to accommodate the additional traffic 
that will result from any future development of the subject land. The proponents have been 
working with the traffic authorities to ensure the provision of all necessary road 
infrastructure through the provision of a planning agreement. 
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A technical design brief for the upgrade works required to Appin Road as a result of future 
development of the subject land between the southern boundary of the subject land and 
Fitzgibbon Lane Ambarvale has been agreed upon by staff from Council, Roads and 
Maritime Services and Transport for NSW. Further, Council staff are aware that the 
proponent in conjunction with Lendlease (the conditional purchaser of the subject land) has 
lodged an offer for a Regional Voluntary Planning Agreement with the Department of 
Planning and Environment to majority fund the required upgrade works prior to the 
completion of the 1700 lots. While the Regional Voluntary Planning Agreement including 
the staging and timing of the required upgrades is yet to be finalised, Council is afforded 
security that the required infrastructure will be provided in a staged and orderly manner 
based upon demand prior to the completion of the 1700 lots through the satisfactory 
arrangements requirement of the recently signed MoU with the Department of Planning 
and Environment. 
 
Please see attachment 5, which sets-out an offer from Lendlease for a Planning 
Agreement with the NSW Department of Planning and Environment to upgrade Appin 
Road. 
 
Water and Wastewater 
 
Sydney Water has advised that water and wastewater services can be provided to the 
subject land. However with regard to the supply of water the developer will need to provide 
a new elevated reservoir, water pumping station and associated trunk and reticulation 
mains. With regard to wastewater services the developer will need to provide a new 
wastewater pumping station and associated lead-in and reticulation mains. 
 
Electricity 
 
Endeavour Energy has advised that the subject land can be serviced with electricity. 
However it is noted that additional infrastructure will be required, including a new zone 
substation and the installation of two 11kV feeders from the Ambarvale zone substation. 
 
Gas 
 
Whilst there is currently no gas service available to the subject land, Jemena has 
previously advised that the site can be serviced. 
 
Telecommunications 
 
Whilst the existing Telstra infrastructure can be extended from the north to the subject 
land, there is also an opportunity for the site to be eligible for connection to the National 
Broadband Network. 
33. • supports the proposal and considers that it will be a positive outcome for the 

community and is in sympathy with the nature of the area 
 
• requests consultation with regard to any works on the north western boundary of 

the subject land and land owned by the Mt Gilead Retirement Estate 
 
• requests that the land where the Mt Gilead Retirement Estate is situated be 

included in this draft planning proposal as its current rural zoning does not reflect 
its residential land use. 
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Comment 
 
• the comment of support is noted, as is the request to be consulted with regard to any 

works that would affect land owned by the Mt Gilead Retirement Estate 
 
• the inclusion of any additional land within this draft planning proposal would result in its 

re-exhibition. Thus it is not considered appropriate to include the land adjoining the 
subject site, and owned by the Mt Gilead Retirement Estate, within this draft planning 
proposal. However, it is suggested that the owner of the Mt Gilead Retirement Estate 
be advised that any request for the rezoning of its land should be through the 
lodgement of a site specific  planning proposal request. 

34. • requests that Council consider a further planning proposal for land south of the 
Beulah site (known as the property Meadowvale which does not have a boundary 
with land the subject of this draft planning proposal). The site is approximately 70 
hectares in area and the submission considers that rezoning this land to permit 
low density residential development is consistent with the NSW Government 
planning policy. 

Comment 
 
• The Department of Planning and Environment is currently investigating the potential of 

certain other land within the Greater Macarthur Priority Growth Area for future urban 
development. As this land at Meadowvale falls within the scope of that investigation it 
is considered appropriate to delay the assessment of any further planning proposals 
within that area until this investigative work has been completed. 

35. • considers that this is an excellent plan that has been well researched and carried 
out and that low density residential development is suitable for this site 

 
• requests that Council consider nominating the Mt Gilead homestead and 

associated heritage items, Humewood Forest and Meadowvale for inclusion on 
the State Heritage Register. 

Comment 
 
• comment of support is noted 
 
• the previous practice of Council has been to only support the State listing of heritage 

properties where the owners of such properties have requested and/or supported a 
nomination for listing. As no requests by the property owners have been made to 
Council to date it is not considered appropriate for Council to pursue such listings. This 
issue is likely to be further investigated as part of the Greater Macarthur Priority Growth 
Area technical studies. 

36. • Mount Gilead Pty Ltd supports the draft Planning Proposal and notes the 
following: 

 
- the subject land has been recognised in the Metropolitan Development 

Program for more than 20 years 
 

- extensive technical studies have been prepared to support the draft Planning 
Proposal 

 
- the proposed upgrading of Appin Road will provide a significant benefit to the 

community and would not happen if this draft planning proposal was not 
prepared 
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- it is proposed to enlarge Noorumba Reserve and provide an additional wildlife 

corridor through the subject site 
 

- advises of the interest of Lendlease as a development partner in delivering a 
development which fulfils the vision that the owners have for the future of the 
subject site. 

Comment 
 
• Comments are noted. 

37. • Lendlease advises of its interest in the subject site, supports the draft Planning 
Proposal and considers it is in the best interests of the community 

 
• requests the replacement of the proposed RE1 Public Recreation zoning with a 

residential zoning to provide more flexibility to maximise opportunities for the 
provision of quality open space without compromising the vision and expectation 
of the proposed development. Further requests an amendment which provides 
for future development to benefit from the zone flexibility clause in draft 
Campbelltown LEP 2014 (clause 5.3) 

 
• notes the resolution of Wollondilly Shire Council with regard to its submission on 

this draft planning proposal and does not support any part of this resolution. 
Comment 
 
• the comments of Lendlease’s interest in the site and its views regarding Wollondilly 

Shire Council’s submission are noted 
 
• land that is proposed to be zoned RE1 Public Recreation is anticipated to be dedicated 

to Council for use by the community, as noted within the draft Mt Gilead Infrastructure 
Services Delivery Plan. Significant detailed investigation has been undertaken to 
identify the boundaries of these lands, and as they are proposed to be used for public 
recreational uses it is considered that they should be zoned for that use and not for 
residential purposes. It is noted that recreational uses are a permissible land use with 
the R2 Low Density Residential zone thus any expansion of these areas could be 
permitted with development consent. Thus it is not considered necessary to amend 
clause 5.3 of Campbelltown LEP 2015 which does not currently permit any flexibility of 
the zone boundary of land zoned RE1 Public Recreation. 

38. • Design + Planning on behalf of the property owners of part of the subject land 
 

• supports the draft planning proposal and notes the following: 
 

- rezoning the land will provide housing and considerable economic benefits for 
Campbelltown and Sydney generally 

 

- notes that the land has been included in the Metropolitan Development 
Program for several decades 

 

- rezoning will provide the opportunity for upgrades to Appin Road 
 

- biodiversity areas have been investigated including a biodiversity corridor link 
from the Georges River to the Nepean River. 

• Comments noted. 
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Council also advised the following government agencies and service providers of the public 
exhibition of this draft Planning Proposal and associated documentation but has not received 
any response: 
 
• Mine Subsidence Board 
• Camden Council 
• Telstra 
• Landcom (Urban Growth) 
• NSW Department of Family and Community Services – including: Community Services 

and Land and Housing Corporation 
• NSW State Emergency Service 
• NSW Dam Safety Committee 
• AGL Energy Limited 
• Aboriginal Community 

o Cubbitch Barta Native Title Claimants 
o Tharawal Local Aboriginal Land Council 
o Darug Aboriginal Cultural Heritage Assessments 
o Darug Aboriginal Land Care 

• Interline Bus Services Pty Limited 
• Georges River Combined council’s Committee. 
 
Draft Infrastructure Services Delivery Plan 
 
A copy of the draft Mt Gilead Infrastructure Services Delivery Plan (for local site specific 
infrastructure), was included in the public exhibition of the draft Mt Gilead Planning Proposal 
and draft Mt Gilead Development Control Plan, for the purposes of providing information 
only. The document will inform a Voluntary Planning Agreement (VPA) between the 
proponents and Council for the provision of local level infrastructure that is being prepared to 
ensure that all proposed local infrastructure is funded and constructed in a timely manner 
and to the satisfaction of Council. On completion of the draft VPA a report will be prepared 
for Council requesting approval for its public exhibition. It is anticipated that, subject to the 
rezoning being endorsed by Council, this will occur prior to the proposed rezoning of the 
subject land being finalised. 
 
Biodiversity Certification 
 
The property owners of the subject land at Mt Gilead have requested that the site be 
biodiversity certified under the provisions of the Threatened Species Conservation Act 1995. 
The biodiversity certification process assesses the condition of the existing vegetation on the 
whole of a site and ensures the protection of any significant threatened species. The residue 
of a site would then be permitted to be developed without the need for a developer to 
provide a site by site threatened species assessment for any subsequent development 
applications on the land. 
 
The applicant for biodiversity certification can only be a planning authority and as such the 
property owners of the Mt Gilead Urban Release Area have requested Council to make an 
application to the Minister for the Environment. A comprehensive assessment has been 
undertaken with regard to the condition of the existing vegetation on the whole of the land 
within the release area and subsequently a biodiversity certification application form has 
been prepared. In order to lodge the application with the Minister for the Environment the 
form needs to be signed by Council. It is therefore requested that should Council endorse 
this rezoning, that it issue delegation to the General Manager to sign this document on its 
behalf. 
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Biodiversity Banking and Offsets Scheme (BioBanking) 
 
The NSW Government has introduced BioBanking to help address the loss of biodiversity 
values, including threatened species, due to habitat degradation and loss. BioBanking is a 
market-based scheme that provides a streamlined biodiversity assessment process for 
development, a rigorous and credible offsetting scheme as well as an opportunity for rural 
landowners to generate income by managing land for conservation. BioBanking enables 
biodiversity credits to be generated by landowners and developers who commit to enhance 
and protect biodiversity values on their land through a BioBanking Agreement. These credits 
can then be sold, generating funds for the management of the site. Credits can be used to 
counterbalance (or offset) the impacts on biodiversity values that are likely to occur as a 
result of development. The credits can also be sold to those seeking to invest in 
conservation outcomes, including philanthropic organisations and government. 
 
The proponents at Mt Gilead are proposing to retain certain areas of vegetation throughout 
the site under the BioBanking process and use them as offsets for the removal of vegetation 
in other areas. One site proposed to be retained adjoins the southern boundary of Noorumba 
Reserve and would effectively increase the overall area of the reserve. 
 
Terrestrial Biodiversity 
 
In order to protect and encourage the recovery of significant flora and fauna and their 
habitats, and retain and enhance native biodiversity, it is intended that some ecologically 
sensitive land proposed to be zoned RE1 and RU2 receives special protection. As such the 
draft Mt Gilead Planning Proposal included a Terrestrial Biodiversity clause and map which 
is proposed to be incorporated in Part 7 - Additional Local Provisions of the CLEP 2015. 
Since the public exhibition of this draft planning proposal, Council has made some minor 
amendments to this clause which do not affect its intent. 
 
Conclusion 
 
Generally any matters of concern raised by the government agencies and service providers 
have been addressed in the responses above and it is considered that there are no 
impediments to progressing this draft planning proposal to finalisation. However, there is 
clearly a feeling among some sections of the local community that the draft Mt Gilead 
planning proposal should not proceed. Council therefore needs to assess whether there is 
justification in not supporting its finalisation at this time. 
 
The main concerns as noted above appear to be: 
 
• safety issues with regard to traffic using Appin Road and a commitment from the State 

Government to contribute towards the cost of the road upgrades 
• visual impact and loss of a rural heritage and agricultural landscape 
• the impact on fauna and flora including adequacy of environmental corridors 
• the impact on the Upper Canal 
• air pollution 
• water pollution and the impact on the Nepean River 
• curtilage around Mt Gilead 
• Aboriginal heritage 
• provision of infrastructure. 
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The proponents and their consultants have been working in consultation with the 
Department of Planning and Environment, Transport for NSW and Roads and Maritime 
Services to come to an agreement over the funding and construction of the proposed road-
works that would be required on Appin Road as a result of any future development of land at 
Mt Gilead. 
 
A technical design brief for the upgrade works required to Appin Road as a result of future 
development of the subject land between the southern boundary of the subject land and 
Fitzgibbon Lane Ambarvale has been agreed upon by staff from Council, Roads and 
Maritime Services and Transport for NSW. Further, Council staff are aware that the 
proponent in conjunction with Lendlease (the conditional purchaser of the subject land) has 
lodged an offer for a Regional Voluntary Planning Agreement with the Department of 
Planning and Environment to majority fund the required upgrade works prior to the 
completion of the 1700 lots. While the Regional Voluntary Planning Agreement including the 
staging and timing of the required upgrades is yet to be finalised, Council is afforded security 
that the required infrastructure will be provided in a staged and orderly manner based upon 
demand prior to the completion of the 1700 lots through the satisfactory arrangements 
requirement of the recently signed MoU with the Department of Planning and Environment. 
 
Council has been sent a copy of the formal offer made by Lendlease to the NSW 
Department of Planning and Environment to enter into a Planning Agreement to deliver the 
upgrade of Appin Rd between Fitzgibbon Lane and the southern extremity of the release 
area. 
 
This is a significant offer and would encompass the establishment of four lanes from 
Rosemeadow to the southernmost access point to the Mt Gilead Urban Release Area and is 
valued at $45m requested to be supplemented at $9m from the NSW Housing Acceleration 
Fund. 
 
Council is anticipating a formal response from the Department in the near future. 
 
If this development at Mt Gilead does not proceed then it is unclear when any upgrading of 
Appin Road would occur. Therefore, it could be argued that this proposal will assist in 
helping to accelerate the upgrading of the road. 
 
Council has already requested the departments of Roads and Maritime Services and 
Transport for NSW to include provisions for a safe wildlife crossing of Appin Road within the 
detailed planning of any proposed upgrading road-works. However, it is recommended that 
Council request further reassurance from these departments and the Department of 
Planning and Environment that this matter is dealt with to Council's satisfaction. 
 
It is acknowledged that any future urban development of the subject land will result in the 
loss of a rural landscape. However, Council cannot overlook the need to consider the needs 
of the future residents of Campbelltown. This will include the opportunity to have a wide 
variety of housing choices. Whilst there have been a number of proposed and approved 
developments for higher density living within the existing residential areas of the city closer 
to transport and services, there is also a need for more lower density residential areas. It is 
therefore considered that the range of residential lots proposed at Mt Gilead will assist in 
catering for the ever growing need for more housing opportunities within the Campbelltown 
Local Government Area. This particular site can offer a very desirable living environment 
particularly for young families with access to high quality active and passive open space 
areas. 
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The location of the proposed open space areas has specifically taken into consideration the 
location of the existing native vegetation and the most appropriate route for an additional 
wildlife corridor through the site. It could be argued that the conservation and revegetation of 
the open space areas and the proposed planting of trees along all the proposed roads would 
in-fact increase the overall amount of trees on the subject land in comparison to the land 
continuing under its current agricultural use. 
 
As previously noted, provisions have been included in the draft DCP to ensure the protection 
of the heritage listed Upper Canal to the satisfaction of Water NSW. 
 
The Environment Protection Authority has not suggested that this proposed draft planning 
proposal should not proceed, but instead has provided advice on a number of matters 
including how to deal with air pollution, which has been taken into consideration in the 
proposed amendments to the proposal. 
 
Any future development of the subject site will be required to ensure that there is no impact 
on the local waterways and subsequently the Nepean River, and it is considered that the 
proposed stormwater drainage system and provisions of both State and Council’s 
documentation will be well able to provide such assurance. 
 
With regard to non-indigenous heritage it is considered that the integrity of the Mt Gilead 
homestead and associated outbuildings and dam will be preserved through provisions 
proposed to be incorporated within CLEP 2015 and the draft DCP as noted above in the 
response to items 22 – 32. 
 
With regard to the provision of infrastructure, it is noted that all relevant agencies and service 
providers have indicated that the subject site can be adequately serviced. 
 
In light of the growing need for new opportunities for the provision of a variety of housing 
choices, and the demonstrated capability of the subject land to provide such housing, it is 
recommended that the draft Mt Gilead Planning Proposal and draft DCP be amended as 
noted below, and the draft planning proposal be forwarded to the Department of Planning 
and Environment for approval and referral to the Minister for Planning to make the plan. 
 
Proposed Amendments to Planning Documentation 
 
As a result of the submissions received during the public exhibition of the draft Mt Gilead 
Planning Proposal and draft Mt Gilead Development Control Plan, and to update factual 
information and address typographical errors, the following amendments to the planning 
documentation are proposed. 
 
a. Draft Mt Gilead Planning Proposal 
 
The draft Mt Gilead Planning Proposal has been amended to ensure that the most recent 
documentation is referenced, e.g. Campbelltown Local Environmental Plan 2014 is now 
Campbelltown Local Environmental Plan 2015 (CLEP 2015). It has also been amended to 
address the following proposed amendments to CLEP 2015. 
 
b. Proposed Amendments to Campbelltown Local Environmental Plan 2015 
 
• amend clause 4.1 to provide for the subdivision of a maximum of 65 residential lots with 

a minimum area of 375sqm on Lot 61 DP 752042 Appin Road, Gilead 
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• amend clause 4.1A and the Restricted Dwelling Yield Map to ensure a cap of 1700 

residential lots on the subject land 
 
• amend the Lot Size Map and Height of Buildings Map to include all land proposed to be 

zoned RU2 Rural Landscape 
 
• include an Urban Release Area map which indicates the location of the Mt Gilead Urban 

Release Area 
 
• amend the proposed Terrestrial Biodiversity clause to be included in Part 7 Additional 

local provisions. 
 
c. Proposed Amendments to draft Mt Gilead Development Control Plan 
 
Clause 2.2 Key Development Objectives 
 
Add the following new objectives: 
 
• provide for the establishment of a biodiversity corridor to allow for the movement of 

fauna from Noorumba Reserve through the subject site to connect with the Nepean 
River and Beulah 

 
• respect the heritage significance of the Mt Gilead homestead site including the 

outbuildings, mill and dam and their setting. 
 
Clause 3.1 Heritage and Views 
 
Add the following objectives: 
 
• retain the regional views to hills to the west from within the subdivision to retain the 

visual context of the landscape’s prior land uses and heritage values 
 
• retain the bald character of One Tree Hill above the background skyline when viewed 

from The Old Mill, with a single landmark tree. 
 
In control 1i, replace the words “An interpretive road entrance” with “An interpretation of the 
historic carriageway alignment from Appin Road to the Mt Gilead homestead”. 
 
Add the following matter in the first control: 
 

iii interpretation of the former Hillsborough Cottage is to be provided in the general 
vicinity as identified in Figure 3. This may include landscaping, signage, walling 
or the erection of a commemorative plaque. 

 
Figure 3: Indicative Heritage Principles Plan 
 
• omit the word “Indicative” from the title of Figure 3 
 
• identify the location of the former Hillsborough Cottage. 
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Clause 3.2 Street Network and Public Transport 
 
Add the following additional control: 
 
• where bus bays are required on the Collector Road, the carriageway must be widened 

to accommodate a 2.5m wide bus parking bay. 
 
Figure 5: Indicative Street Cross Sections 
 
Amend the Collector Road (Bus Route) street cross section to include a note advising of the 
need for the carriageway width to be widened to 12m to provide for bus parking bays where 
required. 
 
Figure 6: Indicative Pedestrian/Cycle Network 
 
Amend the map to show the pedestrian/cycleway extending west along the interpretive 
driveway to join with the proposed north/south pedestrian/cycleway. 
 
Clause 3.3 Public Open Space 
 
Amend the title to clause 3.3 to Public Open Space and Landscaping 
 
Amend the fourth and fifth objectives in clause 3.3 as follows: 
 
• provide, enhance and protect existing watercourses and riparian corridors and improve 

habitat features 
 
• promote riparian areas for the conservation and enhancement of riparian habitat and 

connectivity values, and for passive open space uses and activities where such uses will 
not degrade the riparian corridors. 

 
Include an additional clause to address development on land adjacent to Appin Road being: 
 
Clause 3.5.6 Land Adjacent to Appin Road 
 
Objectives 
 
• ensure reasonable standards of residential amenity and a high quality residential 

environment in the vicinity of Appin Road 
 
• ensure residential dwellings are not adversely impacted by traffic noise. 
 
Controls 
 
• in addition to the provisions of clause 3.5 of Volume 1 development is to comply with 

Development Near Rail Corridors and Busy Roads–Interim Guideline (Department of 
Planning 2008). 

 
Additional Matter 
 
• advise the owner of the Mt Gilead Retirement Estate that Council would only consider 

any change to the current rural zoning of the land occupied by the Mt Gilead Retirement 
Estate being Lot 2 DP 1065919 Glendower Street, Gilead through the lodgement of a 
site specific planning proposal request. 
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Delayed commencement of draft Mt Gilead Development Control Plan 
 
Council is required under the provisions of the Environmental Planning and Assessment 
Regulation 2000 to give notice in a local newspaper of any decision it makes with regard the 
draft Mt Gilead Development Control Plan (DCP). If Council decides to approve the draft Mt 
Gilead DCP then it is recommended that it advise in its notice in the local newspaper that the 
draft DCP has been approved and will come into effect on the date that the rezoning of the 
Mt Gilead Urban Release Area is notified on the NSW legislation website. This 
recommendation is made to ensure that any amendment of Campbelltown CLEP 2015 to 
provide for the rezoning of the Mt Gilead Urban Release Area coincides with the 
implementation of the Mt Gilead DCP. 
 

Officer's Recommendation 

1. That Council endorse the amended draft Mt Gilead Planning Proposal generally in 
accordance with attachment 2 and forward to the Department of Planning and 
Environment for approval and referral to the Minister for Planning to make the plan. 

 
2. That Council approve the amended draft Mt Gilead Development Control Plan being 

an amendment to Campbelltown (Sustainable City) Development Control Plan 2015, 
Volume 2, Part 6 generally in accordance with attachment 3. 

 
3. That notice of Council’s approval of the amended draft Mt Gilead Development Control 

Plan being an amendment to Campbelltown (Sustainable City) Development Control 
Plan 2015, Volume 2, Part 6, be published in the local newspaper in accordance with 
clause 21(2) Environmental Planning and Assessment Regulation 2000, and such 
notice include a commencement date equal to the date of notification of the 
amendment of Campbelltown Local Environmental Plan 2015 with regard to the 
rezoning of the Mt Gilead Urban Release Area. 

 
4. That all those who provided a submission to the public exhibition of the draft Mt Gilead 

Planning Proposal and draft Mt Gilead Development Control Plan be advised of 
Council’s decision. 

 
5. That Council delegate authority to the General Manager to sign the application to the 

Minister for the Environment for the biodiversity certification of the Mt Gilead Urban 
Release Area. 

 
6. That Council write to Roads and Maritime Services and Transport for NSW requesting 

assurance that the provision of a safe wildlife crossing of Appin Road will be included 
as part of any upgrading road-works. Also write to the Department of Planning 
Environment requesting formal support for this action. 

 
7. That Council advise the owner of the Mt Gilead Retirement Estate that Council would 

only consider any change to the current rural zoning of the land occupied by the Mt 
Gilead Retirement Estate being Lot 2 DP 1065919 Glendower Street, Gilead through 
the lodgement of a site specific planning proposal request. 
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8.2 Development Services Statistics September 2016   
 

Division 

City Delivery 
 

Reporting Officer 

Acting Manager Development Services 
 
 

Attachments 

Development services application statistics for September 2016 (contained within this report) 
 

Purpose 

To advise Council of the status of development and other applications within the 
Development Services section. 
 

Report 

In accordance with Council's resolution of 23 August 2005 that Councillors be provided with 
regular information regarding the status of development applications, the attachment to this 
report provides details of key statistics for September 2016 as they affect the Development 
Services section. 
 

Officer's Recommendation 

That the information be noted. 
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8.3 Council's Monitoring and Reporting obligations of Variations to 
Development Standards allowed under State Environmental 
Planning Policy No. 1 - Development Standards (SEPP 1)   

 

Division 

City Development 
 

Reporting Officer 

Director City Development 
 
 

Attachments 

SEPP 1 variations approved for the period July to end September 2016 (contained within 
this report) 
 

Purpose 

To advise Council of development applications approved for the period 1 July 2016 to 30 
September 2016 that involved a variation of a development standard allowed under the 
relevant provisions of the State Environmental Planning Policy No. 1 - Development 
Standards (SEPP 1 applications).  
 

Report 

In accordance with the NSW Department of Planning and Environment’s requirement for all 
SEPP 1 applications to be reported to Council, the attachment to this report provides details 
of all SEPP 1 applications that were determined within the period stated above. 
 
Further to the above, a copy of the attachment to this report was included in the quarterly 
report to the Department of Planning and Environment and the information is also made 
available to the public under the SEPP 1 register on Council’s website. 
 

Officer's Recommendation 

That the information be noted. 
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8.4 Demolition of two existing single storey buildings and construction 
of a mixed use residential commercial building containing 44 
apartments at Nos. 15-17 King Street, Campbelltown   

 

Division 

Director City Development 
 

Reporting Officer 

Acting Manager Development Services 
 
 

Attachments 

1. Recommended Conditions of Consent 
2. Locality Plan (contained within this report) 
3. Site Plan (contained within this report) 
4. Elevations (contained within this report) 
5. Landscape Plans (contained within this report) 
6. Floor plans (distributed under separate cover - confidential - for privacy reasons this 

plan is not available to the public) 
7. Notification plan (distributed under separate cover - confidential - for privacy reasons 

this plans is not available to the public) 
 

Purpose 

To assist Council in its determination of the subject Development Application in accordance 
with the provisions of the Environmental Planning and Assessment Act 1979 (EP&A Act). 
 
This development application is required to be reported to Council due to the nature of the 
proposed development (residential flat building). 
 
 
Property Description Lots 12-13 DP 9197, Nos. 15-17 King Street, Campbelltown   

Application No 3675/2015/DA-RA 

Applicant CIE Group Aus Pty Ltd 

Owner Mr Gary Robert McConchie and Mrs Tracy Anne McConchie and 
Mr Phillip Wayne Griffiths and Mrs Alison Margaret Griffiths 

Provisions State Environmental Planning Policy 65 – Design Quality of 
Residential Flat Development 

Apartment Design Guide (ADG) 

State Environmental Planning Policy (BASIX) 2004 
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Campbelltown (Urban Area) Local Environmental Plan 2002 

Draft Campbelltown Local Environmental Plan 2014 

Other provisions Campbelltown (Sustainable City) Development Control Plan 2014 

Campbelltown 2025 - Looking Forward 

Date Received 24 December 2015 

 

Report 

This application proposes the demolition of two existing single-storey buildings and 
construction of a mixed use residential and commercial building containing 44 apartments 
over nine levels, one ground floor commercial tenancy, basement car parking and strata 
subdivision. The proposed building contains a total of ten levels of habitable/occupiable 
space, and has the appearance of a ten storey building. However, due to definitional 
technicalities (which are discussed in detail within this report), the proposed building has 12 
storeys. 
 
The building would contain eight one-bedroom apartments, 35 two-bedroom apartments and 
one three-bedroom apartment. A total of 60 car parking spaces would be provided over two 
levels. 
 
The subject site consists of two allotments with a total area of 1351sqm. Both of the 
allotments contain single storey weatherboard buildings, with one being used as a dwelling 
and the other being used for commercial purposes. The allotments are orientated in a north-
easterly to south-westerly direction. 
 
The site is adjoined by a vacant land to the northwest, a mixture of low and high density 
properties across King Street to the northeast, a two-storey multi-dwelling complex to the 
southwest, and a two-storey former commercial building that is currently used as a boarding 
house to the southeast. 
 
The area is currently in transition from a low density residential and commercial area to a 
residential apartment and mixed use precinct. 
 
1. Vision 
 
Campbelltown 2025 - Looking Forward 
 
Campbelltown 2025 Looking Forward is a statement of broad town planning intent for the 
longer term future of the City of Campbelltown that: 
 

• responds to what Council understands people want the City of 
Campbelltown to look, feel and function like 

• recognises likely future government policies and social and economic 
trends 

• sets down the foundations for a new town plan that will help achieve that 
future. 
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The document establishes a set of strategic directions to guide decision making and 
development outcomes.  
 
The strategic directions relevant to this application are: 

 
• growing the Regional City 
• creating education, employment and entrepreneurial opportunities. 

 
The application is consistent with the above strategic directions as the proposal would 
provide well-located higher density housing that would enable the Regional City to grow as 
well as providing employment opportunities within the construction industry. 
 
Some of the relevant desired outcomes of the strategic directions included in Campbelltown 
2025 include: 
 

• urban environments that are safe, healthy, exhibit a high standard of 
design, and are environmentally sustainable 

• development and land use that matches environmental capacity and 
capability. 

 
The development is consistent with desired outcomes within Campbelltown 2025 specifically 
in relation to providing a development that is functional and of a high quality design, and one 
that matches the environmental capacity and capability of the site. 
 
2. Planning Provisions 
 
2.1 State Environmental Planning Policy 65 – Design Quality of Residential Flat 

Development 
 
SEPP 65 applies to the proposed residential flat building, and accordingly, the application 
has been assessed against this SEPP.  
 
Part 4 of the SEPP states that a development application that relates to residential flat 
development must be accompanied by a design verification from a qualified designer, being 
a statement in which the qualified designer verifies:  
 

(a) that he or she designed, or directed the design, of the residential flat 
development, and 

 
(b) that the design quality principles set out in Part 2 of State Environmental 

Planning Policy No 65—Design Quality of Residential Flat Development 
are achieved for the residential flat development. 

 
This certification has been provided by Mr Geoff Bonus of Bonus + Associates. 
 
Part 2 of the SEPP outlines nine design quality principles that apply to residential flat 
development. Under the SEPP, the qualified designer must verify that that the design quality 
principles set out in Part 2 of the SEPP are achieved for the residential flat development. 
The qualified designer Mr Geoff Bonus has provided such verification. An assessment of the 
application against the design principles by Mr Geoff Bonus is presented below:   

http://www.legislation.nsw.gov.au/xref/inforce/?xref=Type%3Depi%20AND%20Year%3D2002%20AND%20No%3D530&nohits=y
http://www.legislation.nsw.gov.au/xref/inforce/?xref=Type%3Depi%20AND%20Year%3D2002%20AND%20No%3D530&nohits=y
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Principle One: Context and Neighbourhood 
Character Response 

Good design responds and contributes to its 
context. Context is the key natural and built 
features of an area, their relationship and the 
character they create when combined. It also 
includes social, economic, health and 
environmental conditions.  
 
 

The current low-rise context of the site has been 
highlighted in the Campbelltown precinct land 
use and infrastructure analysis plan for 
redevelopment to high-rise mixed use/residential 
comprising up to 12 storeys. The king street site 
comprises 1351sqm with provision for internal 
amenity courtyard space and proposed through 
site links.  
 

Responding to context involves identifying the 
desirable elements of an area’s existing or future 
character. Well designed buildings respond to 
and enhance the qualities and identity of the 
area including the adjacent sites, streetscape 
and neighbourhood. Consideration of local 
context is important for all sites, including sites 
in established areas, those undergoing change 
or identified for change. 

As a satellite town located close to Sydney, 
Campbelltown is home to many young 
professional commuters. The proposal seeks to 
address this with appropriate apartment 
typologies.  
 
The proposal will contribute positively to the 
context by providing a high quality finish that will 
serve as a flagship for the overall vision of the 
future of Campbelltown. It will also encourage 
the future development of an activated street 
level, with through-site links creating a porous 
and engaging local context of benefit to the 
wider community. 

Principle Two: Built Form and Scale Response 
Good design achieves a scale, bulk and height 
appropriate to the existing or desired future 
character of the street and surrounding 
buildings.  
 
Good design also achieves an appropriate built 
form for a site and the building’s purpose in 
terms of building alignments, proportions, 
building type, articulation and the manipulation 
of building elements. Appropriate built form 
defines the public domain, contributes to the 
character of streetscapes and parks, including 
their views and vistas, and provides internal 
amenity and outlook. 

The buildings scale was informed by the 
proposed future massing of the local area: our 
proposal forms a step down in height from the 
predominant tower on the corner. A podium 
provides appropriate street level massing for the 
mixed use levels, while the residential tower 
above is oriented along a northwest axis. A split-
level crossover apartment typology provides 
excellent internal amenity, with living areas 
facing north east, and bedrooms contained on 
the south west side, facing an internal courtyard 
and ensures there are no overlooking/privacy 
issues with future developments.  
 
Recessed balconies and clever use of louvres 
provide shade and privacy for residents, and the 
split level nature of the tower is articulated 
through change of materials and design 
elements. This also serves to make the building 
appear more slender. 

Principle Three: Density Response 
Good design achieves a high level of amenity for 
residents and each apartment, resulting in a 
density appropriate to the site and its context.  
Appropriate densities are consistent with the 
area’s existing or projected population. 
Appropriate densities can be sustained by 
existing or proposed infrastructure, public 
transport, access to jobs, community facilities 
and the environment. 

The proposed development is consistent with 
the Campbelltown precinct land use and 
infrastructure analysis plan, which calls for build-
ings up to 12 storeys to be located close to the 
train station to maximise pedestrian activity.  
 
The number and typology of apartments in the 
proposal is consistent with the documents 
projected growth analysis. 
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Principle Four : Sustainability Response 
Good design combines positive environmental, 
social and economic outcomes. Good 
sustainable design includes use of natural cross 
ventilation and sunlight for the amenity and 
liveability of residents and passive thermal 
design for ventilation, heating and cooling 
reducing reliance on technology and operation 
costs. Other elements include recycling and 
reuse of materials and waste, use of sustainable 
materials, and deep soil zones for groundwater 
recharge and vegetation. 

The proposed design has given careful 
consideration to building orientation in order to 
maximise amenity. 90 per cent of the units are 
cross ventilated, and achieve excellent solar 
access - receiving direct sunlight from 9.00am to 
12.00pm on June 22nd.  
 
The enclosed public garden area has been 
designed with 25 per cent deep soil zone for 
ground water recharge.  
 
The north eastern facade makes use of several 
design elements - including manually operated 
louvres - giving the residents control over the 
internal climate of each unit. 

Principle Five : Landscape Response 
Good design recognises that together landscape 
and buildings operate as an integrated and 
sustainable system, resulting in attractive 
developments with good amenity. A positive 
image and contextual fit of well designed 
developments is achieved by contributing to the 
landscape character of the streetscape and 
neighbourhood.  
 
Good landscape design enhances the 
development’s environmental performance by 
retaining positive natural features which 
contribute to the local context, co-ordinating 
water and soil management, solar access, 
micro-climate, tree canopy, habitat values, and 
preserving green networks. Good landscape 
design optimises usability, privacy and 
opportunities for social interaction, equitable 
access, respect for neighbours’ amenity, 
provides for practical establishment and long 
term management. 

An extensive landscaping plan was 
commissioned to maximise the quality of the 
outdoor communal garden and rooftop terrace 
areas. 
 
Proposed through-site green links connect the 
proposal to the large number of existing parks 
and green spaces throughout the local area, as 
identified by the Campbelltown Land Use and 
Infrastructure Plan. 
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Principle Six : Amenity Response 
Good design positively influences internal and 
external amenity for residents and neighbours. 
Achieving good amenity contributes to positive 
living environments and resident well being.  
 
Good amenity combines appropriate room 
dimensions and shapes, access to sunlight, 
natural ventilation, outlook, visual and acoustic 
privacy, storage, indoor and outdoor space, 
efficient layouts and service areas, and ease of 
access for all age groups and degrees of 
mobility. 

The split-level crossover configuration was 
chosen for the supreme amenity it grants to 
residents. 90 per cent of apartments have living 
areas which face north-east, are cross ventilated 
and achieve excellent solar access (minimum of 
3 hours between 9.00am and 3.00pm on June 
21).  
 
Between ground level terraces louvres are used 
to ensure privacy between units without 
restricting daylight. At upper levels, balconies 
are recesses and equipped with manually 
operated louvres to ensure privacy and shading.  
The depth of all units was informed by the need 
for daylighting throughout to ensure good 
amenity. 

Principle Seven : Safety Response 

Good design optimises safety and security, 
within the development and the public domain. It 
provides for quality public and private spaces 
that are clearly defined and fit for the intended 
purpose. Opportunities to maximise passive 
surveillance of public and communal areas 
promote safety.  

A positive relationship between public and 
private spaces is achieved through clearly 
defined secure access points and well lit and 
visible areas that are easily maintained and 
appropriate to the location and purpose. 

The design proposes the following security 
measures to control communal access around 
the proposal:  
 
The principle pedestrian entrance and covered 
car-park entrance will be significantly marked 
and have suitable lighting.  
 
Car parking is designed to minimise 
opportunities for alcoves.  
 
Direct access from the basement level car park 
to the residential levels is available, including 
disabled access.  
 
Ground level commercial use will contribute to 
passive surveillance of the public domain.  
 
Waste storage areas and plant areas will be 
appropriately controlled  
 
A 1.8m paling fence will surround the boundary, 
enclosing the building and communal garden 
space.  
 
Security cameras will be provided along the 
public domain where appropriate. 
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Principle Eight : Housing Diversity and 
Social Interaction Response 

Good design achieves a mix of apartment sizes, 
providing housing choice for different 
demographics, living needs and household 
budgets.  
 
Well-designed apartment developments respond 
to social context by providing housing and 
facilities to suit the existing and future social mix. 
Good design involves practical and flexible 
features, including different types of communal 
spaces for a broad range of people, providing 
opportunities for social interaction amongst 
residents. 

The proposed apartment typologies are a response 
to the Campbelltown Land Use and Infrastructure 
Growth Analysis, and the projected future 
development of the overall site and wider context.  
 

A robust infrastructure already exists to support this 
scale and type of development, including excellent 
transport network and a variety of open spaces. 
The proposed rejuvenation of Queen Street to 
create an attractive urban place with active ground 
floor retail and outdoor dining, will be enhanced by 
out proposed porous street level commercial space 
with through-site links.  
 

Our proposed design includes three distinct types of 
communal space: an outdoor communal 
landscaped garden area, an indoor communal 
recreation space, and a partly covered rooftop 
garden and communal area. These varying types of 
communal area will ensure amenity for a broad 
range of people and will encourage social 
interaction between residents.  
 

The design provides for 10 per cent adaptable 
apartments. 

Principle Nine : Aesthetics Response 
Good design achieves a built form that has good 
proportions and a balanced composition of 
elements, reflecting the internal layout and 
structure. Good design uses a variety of 
materials, colours and textures.  
 
The visual appearance of well-designed 
apartment development responds to the existing 
or future local context, particularly desirable 
elements and repetitions of the streetscape. 

The proposed building has been designed as a 
flagship for the proposed rejuvenation of the 
Campbelltown area. Careful consideration has been 
given to material finishes and articulation of facades 
to highlight this.  
 
A colonnade-like podium level has been carefully 
considered to link the site to King Street, and to 
give the proposal an active, well-proportioned and 
porous feel, complimented by through-site links.  
 
The upper level design articulates the split level 
internal arrangement with a carefully chosen palette 
of high quality materials and finishes providing a 
contemporary feel. 
 
The crossover apartment typology allows for all 
living areas to fact North East, and the design of the 
elevations speaks to this layout. Large balconies 
are shaded with manually operable louvres to 
create a varied and constantly changing façade, 
while a grid system encloses the space bringing 
unity to the façade and privacy to individual 
apartments. The South East Elevation expresses 
the more private nature of the rooms, with smaller 
windows and fewer balconies facing out on to the 
communal garden space. 
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Whilst the architect alludes to the Draft Glenfield to Macarthur Urban Renewal Corridor 
Strategy in his assessment above, this document has no statutory weight. Its role is to guide 
future development and infrastructure delivery along the Glenfield to Macarthur Urban 
Renewal Corridor over the next 20 years; however it has no immediate effect on 
development standards.  
 
2.3 Apartment Design Guide 
 
Clause 30(2)(c) of SEPP 65 states that in determining a development application for consent 
to carry out a residential flat development, a consent authority is to take into consideration 
the Apartment Design Guide (ADG). It should be noted that the ADG is a set of guidelines 
and need not be strictly complied with in every circumstance. Where the current proposal 
departs from these guidelines, the objectives of the recommended standards have been 
met. An assessment of the application against the ADG prepared by Council is presented 
below. The proposal departs from some of the recommended standards, however these 
departures are considered to be justified on the basis that the objectives of the standards 
have been met. 
 

Control Required Proposed Compliance 

Building depth Use a range of 
appropriate maximum 
apartment depths of 
12-18m from glass line 

A maximum apartment 
depth of 18 metres is 
proposed. 

Yes 

Street setbacks In mixed use buildings 
a zero setback is 
appropriate. 
 
 
 
Street setbacks are to 
be consistent with 
existing/desired future 
setbacks. 
 
 
 
 
 
Only one step in the 
built form as the height 
increases is desired. 

Zero setbacks are 
proposed for the first 
two levels. For levels 
above, 2.25m-3m 
setbacks are proposed. 
 
Existing relatively new 
buildings on southern 
side of King Street 
have zero setbacks. 
The site has recently 
been zoned mixed use 
so zero setbacks are 
appropriate.  
 
Only one step in the 
built form as the height 
increases is proposed. 

Yes 
 
 
 
 
 
Yes 
 
 
 
 
 
 
 
 
Yes 
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Control Required Proposed Compliance 

Side setbacks Zero side setbacks 
should be considered 
where the desired 
character is for a 
continuous street wall, 
such as in dense urban 
areas or main streets. 

Zero side setbacks are 
proposed for the full 
depth of the building for 
the first two levels. For 
all of the other levels 
above, the majority of 
the building is setback 
2.4 metres from the 
side boundaries, with 
the exception of the fire 
stairs, which have zero 
side setbacks. 
 
The form of the 
proposed building 
would be consistent 
with the emerging 
character of the mixed-
use precinct on the 
south-western side of 
King Street, which 
contains several other 
buildings with zero side 
setbacks. 

Yes 

Visual Privacy Separation between 
windows and balconies 
is required to ensure 
visual privacy is 
achieved. No 
separation is required 
between blank walls 

The site adjoins a two-
storey boarding house 
on its south-eastern 
side, which faces the 
subject site with a 
blank wall. The site 
adjoins vacant land on 
its north-western side. 
In addition, the 
proposed building’s 
rear setback would be 
in excess of 15 metres. 
Accordingly, adequate 
visual privacy is 
achieved. 

Yes 

Deep soil zones Minimum 15% of site 
area 
 
 
Minimum width of 6 
metres 

Greater than 15 per 
cent of site area would 
be deep soil zone. 
 
Deep soil zones are 
wider than 6 metres. 

Yes 
 
 
 
Yes 

Communal Open 
space 

Communal open space 
has a minimum area 
equal to 25 per cent of 
the site. 
 
Developments must 
achieve a minimum of 
50% direct sunlight to 
the principal usable 

42 per cent of the site 
area (at ground level) 
would be communal 
open space. 
 
Complies 
 
 
 

Yes 
 
 
 
 
Yes 
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Control Required Proposed Compliance 

part of the communal 
open space for a 
minimum of 2 hours 
between 9 am and 3 
pm on 21 June. 
 
Communal open space 
should be consolidated 
into a well-designed, 
easily identified and 
usable area  
 
Communal open space 
should have a 
minimum dimension of 
3 metres. 
 
Communal open space 
should be co-located 
with deep soil areas  
 
Where communal open 
space cannot be 
provided at ground 
level, it should be 
provided on a podium 
or roof  
 
 
Facilities are provided 
within communal open 
spaces and common 
spaces for a range of 
age groups, 
incorporating some of 
the following elements:  
• seating for individuals 
or groups  
• barbecue areas  
• play equipment or 
play areas  
• swimming pools, 
gyms, tennis courts or 
common rooms  
 
The location of facilities 
responds to 
microclimate and site 
conditions with access 
to sun in winter, shade 
in summer and shelter 
from strong winds and 
down drafts. 
 

 
 
 
 
 
 
Communal open space 
is consolidated into a 
well-designed, easily 
identified and usable 
area  
 
Complies  
 
 
 
 
Complies 
 
 
 
Communal open space 
has been provided at 
ground level - however 
rooftop communal 
open space is also 
proposed. 
 
 
 
 
 
 
 
 
 
Adequate seating to be 
provided. 
 
Barbeque to be 
provided. 
Indoor recreation room 
proposed. 
 
 
Adequate sun, shade 
and shelter would be 
provided. 
 
 
 
 
 
 

 
 
 
 
 
 
Yes 
 
 
 
 
 
Yes 
 
 
 
 
Yes 
 
 
 
Yes 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Yes 
 
 
Yes 
 
Yes 
 
 
 
Yes 
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Control Required Proposed Compliance 

Communal open space 
and the public domain 
should be readily 
visible from habitable 
rooms and private 
open space areas 
while maintaining 
visual privacy. Design 
solutions may include:  
• bay windows  
• corner windows  
• balconies  

Communal open space 
and the public domain 
would be readily visible 
from habitable rooms 
and private open space 
areas while maintaining 
visual privacy. 
 
 

Yes 
 
 

Car and Bicycle 
Parking 

For development in the 
following location:  
• on sites that are 
within 800 metres of a 
railway station or light 
rail stop in the Sydney 
Metropolitan Area; 
 
the minimum car 
parking requirement for 
residents and visitors is 
set out in the Guide to 
Traffic Generating 
Developments, or the 
car parking 
requirement prescribed 
by the relevant council, 
whichever is less.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Conveniently located 
and sufficient numbers 
of parking spaces 
should be provided for 

The subject site is 
within 800 metres of a 
railway station. 
 
 
 
 
 
RMS Guide to Traffic 
Generating 
Developments parking 
rates for high density 
residential flat buildings 
in Metropolitan 
Regional Centres: 
 
0.4 spaces per 1 
bedroom unit (8 x 0.4 = 
3.2) 
 
0.7 spaces per 2 
bedroom unit (35 x 0.7 
= 24.5) 
 
1.2 spaces per 3 
bedroom unit (1 X 1.2 = 
1.2) 
 
1 space per 7 units for 
visitor parking (44/7 = 
6.29) 
 
Total residential 
spaces required = 36 
 
Total residential 
spaces provided = 54 
 
Motorbike/scooter 
parking spaces 
provided. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Yes 
 
Yes 
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Control Required Proposed Compliance 

motorbikes and 
scooters.  
 
Secure undercover 
bicycle parking should 
be provided that is 
easily accessible from 
both the public domain 
and common areas. 
 
Protrusion of car parks 
should not exceed 1m 
above ground level. 
Design solutions may 
include stepping car 
park levels or using 
split levels on sloping 
sites. 

 
 
 
Secure bicycle parking 
provided. 
 
 
 
 
 
The car park level 
protrudes slightly more 
than 1 metre above 
ground level, however 
the ground floor level 
has been set by the 
flood level provided by 
Technical Services. 

 
 
 
Yes 
 
 
 
 
 
 
Satisfactory 

Site access Car park entries should 
be located behind the 
building line  
 
Vehicle entries should 
be located at the 
lowest point of the site 
minimising ramp 
lengths, excavation 
and impacts on the 
building form and 
layout  
 
Car park entry and 
access should be 
located on secondary 
streets or lanes where 
available  
 
Access point locations 
should avoid headlight 
glare to habitable 
rooms  

Car park entry would 
be behind building line. 
 
 
Vehicular entry would 
be at the lowest point 
of the site. 
 
 
 
 
 
 
No secondary streets 
available. 
 
 
 
 
No headlight glare 
would result from 
vehicles entering the 
basement. 

Yes 
 
 
 
Yes 
 
 
 
 
 
 
 
 
Yes 
 
 
 
 
 
Yes 

Apartment layout Every habitable room 
must have a window in 
an external wall with a 
total minimum glass 
area of not less than 
10% of the floor area of 
the room. Daylight and 
air may not be 
borrowed from other 
rooms  
 
Kitchens should not be 
located as part of the 

Complies 
 
 
 
 
 
 
 
 
 
 
No kitchens would form 
part of the main 

Yes 
 
 
 
 
 
 
 
 
 
 
Yes 
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Control Required Proposed Compliance 

main circulation space 
in larger apartments 
(such as hallway or 
entry space)  
 
A window should be 
visible from any point in 
a habitable room  
 
Habitable room depths 
are limited to a 
maximum of 2.5 x the 
ceiling height  
 
In open plan layouts 
(where the living, 
dining and kitchen are 
combined) the 
maximum habitable 
room depth is 8m from 
a window  
 
Master bedrooms have 
a minimum area of 
10m2 and other 
bedrooms 9m2 
(excluding wardrobe 
space)  
 
Bedrooms have a 
minimum dimension of 
3m (excluding 
wardrobe space)  
 
Living rooms or 
combined living/dining 
rooms have a minimum 
width of:  
• 3.6m for studio and 1 
bedroom apartments  
• 4m for 2 and 3 
bedroom apartments  
 
The width of cross-over 
or cross-through 
apartments are at least 
4m internally to avoid 
deep narrow apartment 
layouts  
 
Access to bedrooms, 
bathrooms and 
laundries is separated 
from living areas 

circulation space within 
an apartment. 
 
 
 
Complies 
 
 
 
Complies 
 
 
 
 
Complies 
 
 
 
 
 
 
 
Complies 
 
 
 
 
 
 
Complies  
 
 
 
 
Complies 
 
 
 
 
 
 
 
 
Complies 
 
 
 
 
 
 
Complies 
 
 
 

 
 
 
 
 
Yes 
 
 
 
Yes 
 
 
 
 
Yes 
 
 
 
 
 
 
 
Yes 
 
 
 
 
 
 
Yes 
 
 
 
 
Yes 
 
 
 
 
 
 
 
 
Yes 
 
 
 
 
 
 
Yes 
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Control Required Proposed Compliance 

minimising direct 
openings between 
living and service areas  
 
All bedrooms allow a 
minimum length of 
1.5m for robes  
 
The main bedroom of 
an apartment or a 
studio apartment 
should be provided 
with a wardrobe of a 
minimum 1.8m long, 
0.6m deep and 2.1m 
high  

 
 
 
 
Complies 
 
 
 
Complies 
 

 
 
 
 
Yes 
 
 
 
Yes 
 

Apartment mix A variety of apartment 
types is to be provided  
The apartment mix is 
appropriate, taking into 
consideration:  
• the distance to public 
transport, employment 
and education centres  
• the current market 
demands and projected 
future demographic 
trends  
• the demand for social 
and affordable housing  
• different cultural and 
socioeconomic groups 

A mixture of apartment 
sizes has been 
provided. 
 
 

Yes 

Minimum Apartment 
Sizes 

Studio – 35sqm 
1 bedroom – 50sqm 
2 bedroom – 70sqm 
3 bedroom – 90sqm 
 
The minimum internal 
areas include only one 
bathroom. Additional 
bathrooms increase the 
minimum internal area 
by 5sqm each  
 
A fourth bedroom and 
further additional 
bedrooms increase the 
minimum internal area 
by 12sqm each  

Apartment sizes 
comply 
 
 
 
An extra 5sqm has 
been provided where 
apartments include a 
second bathroom. 
 
 
 
No apartments would 
have a fourth bedroom 

Yes 
 
 
 
 
Yes 
 
 
 
 
 
 
NA 

Balcony size, Depth 
and Configuration 

Studios – 4sqm 
1 bedroom - 8sqm 
2 bedroom – 10sqm 
3+ bedroom – 12sqm 
 

All proposed balconies 
satisfy the minimum 
size criteria 
 
 

Yes 
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Control Required Proposed Compliance 

Depth: 
1 bedroom - 2m 
2 bedroom – 2m 
3+ bedroom – 2.4m 
 
The minimum balcony 
depth to be counted as 
contributing to the 
balcony area is 1 metre 
 
For apartments at 
ground level or on a 
podium or similar 
structure, a private 
open space is provided 
instead of a balcony. It 
must have a minimum 
area of 15sqm and a 
minimum depth of 3 
metres. 
 
Primary open space 
and balconies should 
be located adjacent to 
the living room, dining 
room or kitchen to 
extend the living space  
 
Private open spaces 
and balconies 
predominantly face 
north, east or west  
 
Primary open space 
and balconies should 
be orientated with the 
longer side facing 
outwards or be open to 
the sky to optimise 
daylight access into 
adjacent rooms  

All proposed balconies 
satisfy the minimum 
width criteria 
 
 
Complies 
 
 
 
 
All podium level 
apartments comply 
with this criteria. 
 
 
 
 
 
 
 
 
Balconies and private 
open space areas 
would be located 
adjacent to living 
areas, kitchens or 
dining rooms. 
 
Private open spaces 
and balconies face 
north, east or west 
where possible. 
 
All balconies comply in 
this regard. 
 
 
 
 
 
 

Yes 
 
 
 
 
Yes 
 
 
 
 
Yes 
 
 
 
 
 
 
 
 
 
 
Yes 
 
 
 
 
 
 
Yes 
 
 
 
 
Yes 
 
 
 

Ceiling heights 2.7 metres minimum 
for apartments 
 
3.3 metres minimum 
for commercial 
component 

2.7 metres 
 
 
4.2 metres 

Yes 
 
 
Yes 

Ground floor 
apartments 

Balconies and 
courtyard apartments 
should have direct 
street access 

There are no ground 
floor apartments, as 
the commercial level of 
the mixed use building 
occupies the ground 
level. 

Yes 
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Control Required Proposed Compliance 

Internal Access Entry from circulation 
core to maximum of 
eight units 
 
Primary living room or 
bedroom windows 
should not open 
directly onto common 
circulation spaces, 
whether open or 
enclosed.  

Entry to five units from 
circulation core 
 
 
Complies 

Yes 
 
 
 
Yes 

Storage  1-bed unit – 6m³ 
2-bed unit – 8m³ 
3-bed unit – 10m³ 
 
At least 50 per cent of 
the required storage is 
to be located within the 
apartment  
 
Storage is accessible 
from either circulation 
or living areas 

All proposed units have 
sufficient storage  
 
 
At least 50 per cent of 
the required storage is 
within the apartment  
 
 
Storage is accessible 
from circulation or 
living areas 

Yes 
 
 
 
Yes 
 
 
 
 
Yes 
 
 

Solar access Living rooms and 
private open spaces of 
at least 70 per cent of 
apartments in a 
building shall receive a 
minimum of 2 hours 
direct sunlight between 
9.00am and 3.00pm at 
mid winter in the 
Sydney Metropolitan 
Area  
 
A maximum of 15 per 
cent of apartments in a 
building receive no 
direct sunlight between 
9.00am and 3.00pm at 
mid winter  
 
To maximise the 
benefit to residents of 
direct sunlight within 
living rooms and 
private open spaces, a 
minimum of 1sqm of 
direct sunlight, 
measured at 1m above 
floor level, is achieved 
for at least 15 minutes  
 
 

Living rooms – 34 of 44 
(77 per cent) – 
Complies. 
 
 
 
Private open spaces – 
32 of 40 (80 per cent) – 
Complies. 
 
 
 
All units would receive 
some solar access 
between 9.00am and 
3.00pm. 
 
 
 
All apartments that 
achieve the required 2 
hours of solar access 
would also comply with 
this provision. 
 
 
 
 
 
 
 

Yes  
 
 
 
 
 
Yes 
 
 
 
 
 
Yes 
 
 
 
 
 
 
Yes 
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Control Required Proposed Compliance 

The design maximises 
north aspect and the 
number of single 
aspect south facing 
apartments is 
minimised  
 
Single aspect, single 
storey apartments 
should have a northerly 
or easterly aspect  
 
 
 
 
Living areas are best 
located to the north 
and service areas to 
the south and west of 
apartments  
 
To optimise the direct 
sunlight to habitable 
rooms and balconies a 
number of the following 
design features are 
used:  
• dual aspect 
apartments  
• shallow apartment 
layouts  
• two storey and 
mezzanine level 
apartments  
• bay windows  
 
A number of the 
following design 
features are used:  
• balconies or sun 
shading that extend far 
enough to shade 
summer sun, but allow 
winter sun to penetrate 
living areas  
• shading devices such 
as eaves, awnings, 
balconies, pergolas, 
external louvres and 
planting  
• horizontal shading to 
north facing windows  
• vertical shading to 
east and particularly 

41 per cent of units (18 
of 44) are single aspect 
with south-facing 
aspect, however all 
would receive some 
solar access. 
 
Only 10 per cent of 
units (4 of 40) are 
single aspect with 
south-facing aspect, 
however all would 
receive some solar 
access. 
 
Satisfactory 
 
 
 
 
 
Satisfactory 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Satisfactory 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Yes 
 
 
 
 
 
 
Yes 
 
 
 
 
 
 
 
Yes 
 
 
 
 
 
Yes 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Yes 
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Control Required Proposed Compliance 

west facing windows  
• operable shading to 
allow adjustment and 
choice  
• high performance 
glass that minimises 
external glare off 
windows, with 
consideration given to 
reduced tint glass or 
glass with a reflectance 
level below 20 per cent 
(reflective films are 
avoided)  
 
Overshadowing of 
neighbouring 
properties is minimised 
during mid-winter - 
Living areas, private 
open space and 
communal open space 
should receive solar 
access in accordance 
with sections 3D 
Communal and public 
open space and 4A 
Solar and daylight 
access  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The multi-dwelling 
complex to the rear of 
the site in Broughton 
Street would continue 
to receive an adequate 
level of solar access. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Yes 
 
 

Natural ventilation The building's 
orientation maximises 
capture and use of 
prevailing breezes for 
natural ventilation in 
habitable rooms  
 
Depths of habitable 
rooms support natural 
ventilation  
 
The area of 
unobstructed window 
openings should be 
equal to at least 5% of 
the floor area served  
 
Doors and openable 
windows maximise 
natural ventilation 
opportunities by using 
the following design 
solutions:  
• adjustable windows 
with large effective 

Satisfactory 
 
 
 
 
 
 
Satisfactory 
 
 
 
Complies 
 
 
 
 
 
Satisfactory 
 
 
 
 
 
 
 

Yes 
 
 
 
 
 
 
Yes 
 
 
 
Yes 
 
 
 
 
 
Yes 
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Control Required Proposed Compliance 

openable areas  
• a variety of window 
types that provide 
safety and flexibility 
such as awnings and 
louvres  
• windows which the 
occupants can 
reconfigure to funnel 
breezes into the 
apartment such as 
vertical louvres, 
casement windows and 
externally opening 
doors  
 
Apartment depths are 
limited to maximise 
ventilation and airflow  
 
Natural ventilation to 
single aspect 
apartments is achieved 
with the following 
design solutions:  
• primary windows are 
augmented with 
plenums and light wells 
(generally not suitable 
for cross ventilation)  
• stack effect ventilation 
/ solar chimneys or 
similar to naturally 
ventilate internal 
building areas or rooms 
such as bathrooms and 
laundries  
• courtyards or building 
indentations have a 
width to depth ratio of 
2:1 or 3:1 to ensure 
effective air circulation 
and avoid trapped 
smells 
 
At least 60 per cent of 
apartments are 
naturally cross 
ventilated in the first 
nine storeys of the 
building. Apartments at 
ten storeys or greater 
are deemed to be 
cross ventilated only if 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Satisfactory 
 
 
 
Satisfactory 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
84 per cent of 
apartments (37 of 44) 
would be naturally 
cross-ventilated. 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Yes 
 
 
 
Yes 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Yes 
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Control Required Proposed Compliance 

any enclosure of the 
balconies at these 
levels allows adequate 
natural ventilation and 
cannot be fully 
enclosed. 
 
Overall depth of a 
cross-over or cross-
through apartment 
does not exceed 18m, 
measured glass line to 
glass line  
 
The building should 
include dual aspect 
apartments, cross 
through apartments 
and corner apartments 
and limit apartment 
depths  
 
 
 
In cross-through 
apartments external 
window and door 
opening sizes/areas on 
one side of an 
apartment (inlet side) 
are approximately 
equal to the external 
window and door 
opening sizes/areas on 
the other side of the 
apartment (outlet side)  

 
 
 
 
 
 
 
No proposed 
apartment would 
exceed 18 metres in 
width. 
 
 
 
The proposed building 
includes dual aspect 
apartments and corner 
apartments, and limits 
the depth of single-
aspect apartments. 
 
 
 
 
Satisfactory 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
Yes 
 
 
 
 
 
 
Yes 
 
 
 
 
 
 
 
 
 
Yes 
 

Facades Design solutions for 
front building facades 
may include:  
• a composition of 
varied building 
elements  
• a defined base, 
middle and top of 
buildings  
• revealing and 
concealing certain 
elements  
• changes in texture, 
material, detail and 
colour to modify the 
prominence of 
elements  
 

Satisfactory 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Yes 
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Control Required Proposed Compliance 

Building services 
should be integrated 
within the overall 
facade  
 
Building facades 
should be well resolved 
with an appropriate 
scale and proportion to 
the streetscape and 
human scale. Design 
solutions may include:  
• well composed 
horizontal and vertical 
elements  
• variation in floor 
heights to enhance the 
human scale  
• elements that are 
proportional and 
arranged in patterns  
• public artwork or 
treatments to exterior 
blank walls  
• grouping of floors or 
elements such as 
balconies and windows 
on taller buildings  
 
Building facades relate 
to key datum lines of 
adjacent buildings 
through upper level 
setbacks, parapets, 
cornices, awnings or 
colonnade heights  
 
Shadow is created on 
the facade throughout 
the day with building 
articulation, balconies 
and deeper window 
reveals  
 
Building entries should 
be clearly defined  
 
Important corners are 
given visual 
prominence through a 
change in articulation, 
materials or colour, 
roof expression or 
changes in height  

Satisfactory 
 
 
 
 
Satisfactory 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Satisfactory 
 
 
 
 
 
 
 
Satisfactory 
 
 
 
 
 
 
Satisfactory 
 
 
Satisfactory 
 
 
 
 
 
 

Yes 
 
 
 
 
Yes 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Yes 
 
 
 
 
 
 
 
Yes 
 
 
 
 
 
 
Yes 
 
 
Yes 
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Control Required Proposed Compliance 

 
The apartment layout 
should be expressed 
externally through 
facade features such 
as party walls and floor 
slabs  

 
Satisfactory 

 
Yes 

Roof Design Roof design relates to 
the street. Design 
solutions may include:  
• special roof features 
and strong corners  
• use of skillion or very 
low pitch hipped roofs  
• breaking down the 
massing of the roof by 
using smaller elements 
to avoid bulk  
• using materials or a 
pitched form 
complementary to 
adjacent buildings  
 
Roof treatments should 
be integrated with the 
building design. Design 
solutions may include:  
• roof design 
proportionate to the 
overall building size, 
scale and form  
• roof materials 
compliment the 
building  
• service elements are 
integrated  
 
Habitable roof space 
should be provided 
with good levels of 
amenity. Design 
solutions may include:  
• penthouse 
apartments  
• dormer or clerestory 
windows  
• openable skylights  
 
Roof design maximises 
solar access to 
apartments during 
winter and provides 
shade during summer. 
Design solutions may 

Special roof feature 
proposed. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Special roof feature 
proposed. 
 
 
 
 
 
 
 
 
 
 
 
 
No habitable roof 
space proposed. 
 
 
 
 
 
 
 
 
 
Roof design does not 
prevent solar access. 
 

Yes 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Yes 
 
 
 
 
 
 
 
 
 
 
 
 
 
NA 
 
 
 
 
 
 
 
 
 
 
Yes 
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Control Required Proposed Compliance 

include:  
• the roof lifts to the 
north  
• eaves and overhangs 
shade walls and 
windows from summer 
sun 

Universal Design Developments achieve 
a benchmark of 20 per 
cent of the total 
apartments 
incorporating the 
Livable Housing 
Guideline's silver level 
universal design 
features  

100 per cent of 
apartments would 
achieve compliance 
with the Liveable 
Housing Guideline's 
silver level universal 
design features 

Yes 

Energy Efficiency Well located, screened 
outdoor areas should 
be provided for clothes 
drying  
 
A number of the 
following design 
solutions are used:  
• the use of smart glass 
or other technologies 
on north and west 
elevations  
• thermal mass in the 
floors and walls of 
north facing rooms is 
maximised  
• polished concrete 
floors, tiles or timber 
rather than carpet  
• insulated roofs, walls 
and floors and seals on 
window and door 
openings  
• overhangs and 
shading devices such 
as awnings, blinds and 
screens  
 
A number of the 
following design 
solutions are used:  
• rooms with similar 
usage are grouped 
together  
• natural cross 
ventilation for 
apartments is 
optimised  

Dryers would be 
provided. 
 
 
 
Satisfactory 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Satisfactory 

Yes 
 
 
 
 
Yes 
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Control Required Proposed Compliance 

• natural ventilation is 
provided to all 
habitable rooms and as 
many non-habitable 
rooms, common areas 
and circulation spaces 
as possible 

Water Management 
and Conservation 

Rainwater should be 
collected, stored and 
reused on site  

Rainwater tank to be 
provided. 

Yes 

Mixed Use Development shall 
address the street  
 
Active frontages shall 
be provided  
 
Blank walls at the 
ground level shall be 
avoided 
 
Residential entries 
shall be separated from 
commercial entries and 
directly accessible from 
the street. 
 
 
 
 
Commercial service 
areas shall be 
separated from 
residential components  
 
Residential car parking 
and communal facilities 
are separated or 
secured. 
 
 
 
 
 
Security at entries and 
safe pedestrian routes 
are to be provided. 
 
Concealment 
opportunities are to be 
avoided. 

Development 
addresses the street  
 
An active frontage is 
provided  
 
No blank walls at 
ground level  
 
 
Residential entries 
would be separated 
from commercial 
entries and directly 
accessible from the 
street (from ramp due 
to level change due to 
flooding). 
 
Commercial service 
areas shall be 
separated from 
residential components  
 
Residential car parking 
facilities would be 
separated and secured 
from commercial 
spaces. Condition to be 
imposed for secure 
entry to residential 
lobby. 
  
Security at entries and 
safe pedestrian routes 
would be provided. 
 
Concealment 
opportunities are 
avoided. 

Yes 
 
 
Yes 
 
 
Yes 
 
 
 
Yes 
 
 
 
 
 
 
 
 
Yes 
 
 
 
 
Yes 
 
 
 
 
 
 
 
 
Yes 
 
 
 
Yes 

Awnings Awnings should be 
located along streets 
with high pedestrian 
activity and active 
frontages  

An awning is proposed 
to be provided along 
the site’s frontage. 

Yes 
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2.4 Campbelltown (Urban Area) Local Environmental Plan 2002 
 
The subject site is zoned 10(a) - Regional Comprehensive Centre Zone under the provisions 
of Campbelltown (Urban Area) Local Environmental Plan 2002. The proposed development 
is defined as a residential flat building and commercial premises, and is permissible with 
Council’s development consent within the zone.  
 
The proposal is consistent with several zone objectives, particularly: 
 
(a)  to encourage employment and economic growth, and 
 
(b)  to encourage a variety of forms of higher density housing, including accommodation 

for older people and people with disabilities in locations which are accessible to public 
transport, employment, retail, commercial and service facilities. 

 
A further objective of the zone is to encourage a high quality standard of development, which 
is aesthetically pleasing, functional and relates sympathetically to nearby and adjoining 
development. 
 
Consent must not be granted for development on land within this zone unless the consent 
authority is of the opinion that carrying out the proposed development would be consistent 
with one or more of the objectives of this zone. The proposed development is consistent with 
all zone objectives listed above, and therefore Council is able to approve the application 
should it deem appropriate to do so. 
 
2.5 Draft Campbelltown Local Environmental Plan 2014 
 
The application was lodged after the commencement of the exhibition of the draft 
Campbelltown Local Environmental Plan 2014 (CLEP 2014) on 12 June 2014. Accordingly, 
under Section 79C(1)(a)(ii), the provisions of the draft Plan must be taken into consideration 
in the assessment of the application. An assessment of the application against the relevant 
provisions of the Plan is presented below: 
 
Zoning 
 
The draft zoning of the subject property under the draft CLEP 2014 is B4 – Mixed Use. 
Residential flat buildings, commercial premises and shop top housing are permissible within 
the B4 zone. 
 
The objectives of the B4 zone are as follows: 
 
• 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 encourage the timely renewal and revitalisation of centres that are undergoing 
growth or change. 
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• to create vibrant, active and safe communities and economically sustainable 

employment centres. 
• to provide a focal point for commercial investment, employment opportunities and 

centre-based living. 
• to encourage the development of mixed-use buildings that accommodate a range of 

uses, including residential uses, and that have high residential amenity and active 
street frontages. 

• to facilitate diverse and vibrant centres and neighbourhoods. 
• to achieve an accessible, attractive and safe public domain. 
 
The proposed development satisfies these objectives. 
 
Height of Buildings 
 
a. to nominate a range of building heights that will provide a transition in built form and 

land use intensity across the Campbelltown Local Government Area 
b. to ensure that the heights of buildings reflect the intended scale of development 

appropriate to the locality and the proximity within and to business centres and 
transport facilities 

c. to provide for built form that is compatible with the hierarchy and role of centres 
d. to assist in the minimisation of opportunities for undesirable visual impact, disruption to 

views, loss of privacy and loss of solar access to existing and future development and 
to the public domain. 

 
Under the draft CLEP 2014, which was applicable at the time of lodgment of the application, 
the maximum building height applying to the subject site was 26 metres. The gazetted CLEP 
2015 ultimately set a maximum building height of 32 metres for the site. The proposed 
residential flat building would have a height of 36.51 metres and therefore does not comply 
with the draft provision. 
 
However, despite failing to comply with the draft CLEP 2014 (and the CLEP 2015 which has 
been gazetted but does not apply to this application), it would be unreasonable to strictly 
apply the draft CLEP 2014’s building height, given that the maximum building height 
prevailing at the time of the lodgment of the application was 10 storeys under the SCDCP 
2014. Accordingly, it is not considered unreasonable for the maximum building height 
standard applicable under the draft CLEP 2014 to be given little to no weight in the 
assessment of this proposal. 
 
Height restrictions for certain residential accommodation 
 
A dwelling that is either contained within a residential flat building or that forms part of shop-
top housing shall not be higher than two storeys. All of the apartments within the proposed 
building would be single storey, and the proposed development therefore satisfies this 
provision. 
 
Mixed use development in Zone B3 and Zone B4 
 
1. The objective of this clause is to promote employment opportunities and mixed use 

development in Zone B3 Commercial Core and Zone B4 Mixed Use. 
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The building would contain a shop at street level and would therefore promote employment 
opportunities within the B4 Mixed Use zone. 
 
2. This clause applies to land in Zone B3 Commercial Core and Zone B4 Mixed Use. 
 
The subject site has a zoning of B4 Mixed Use under the CLEP 2015. 
 
3. Development consent must not be granted to the erection of a building that will contain 

a residential component, or a change of use of a building, on land to which this clause 
applies unless the consent authority is satisfied that: 

 
a. the building will have an active street frontage after its erection or change of use, and 
 

The building would contain a shop at street level and would therefore have an active 
street frontage as defined by the definition below. 

 
b. the ground floor will only accommodate non-residential land uses, and 
 

The ground floor proposes a fairly large commercial tenancy, which would have a 
street frontage of the majority of the width of the site that would not be taken up by the 
driveway and basement entry. A portion of the ground floor would be used for 
residential storage and a resident’s recreation room. However, the storage area would 
be located behind the basement entry in a location that would not be suitable for use 
as a commercial tenancy, and the recreation room should be located on the ground 
floor to allow connectivity with the communal open space area. In this regard, as the 
proposed commercial tenancy would be large in size with a wide street frontage, and 
takes up as much of the ground floor that could reasonably be expected, the proposed 
development’s configuration is considered to be satisfactory. 

 
c. if the land is in Zone B3 Commercial Core—the building will have at least one 

additional level of floor space, immediately above the required non-residential ground 
floor, that is also set aside for non-residential land uses. 

 
The subject site is not within Zone B3 Commercial Core. 
 
4. Despite subclause (3), an active street frontage is not required for any part of a 

building that is used for any of the following: 
 
a. entrances and lobbies (including as part of mixed use development), 
b. access for fire services, 
c. vehicular access. 
 
An entrance/lobby, access for fire services and vehicular access are provided at ground 
level. 
 
5. In this clause: 
 
active street frontage, of a building, means that all premises on the ground floor of the 
building facing the street are used for the purposes of business premises or retail premises. 
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non-residential land uses includes uses for the purposes of commercial premises, medical 
centres, recreation facilities (indoor) and other similar uses but does not include car parking. 
 
Preservation of trees or vegetation 
 
There are no trees on the site. 
 
Design Excellence 
 
1.  The objective of this clause is to deliver the highest standard of architectural and urban 

design, as part of the built environment. 
2.  This clause applies to development involving the construction of a new building or 

external alterations to an existing building in the B4 Mixed Use zone. 
 
Development consent must not be granted to development to which this clause applies 
unless, in the opinion of the consent authority, the proposed development exhibits design 
excellence. 
 
In considering whether development to which this clause applies exhibits design excellence, 
the consent authority must have regard to the following matters: 
 
a. whether a high standard of architectural design, materials and detailing appropriate to 

the building type and location will be achieved 
b. whether the form and external appearance of the proposed development will improve 

the quality and amenity of the public domain 
c. whether the proposed development detrimentally impacts on view corridors 
d. how the proposed development addresses the following matters: 
 

(i)  the suitability of the land for development, 
(ii)  existing and proposed uses, 
(iii)  heritage issues and streetscape constraints, 
(iv)  bulk, massing and modulation of buildings, 
(v)  street frontage heights, 
(vi)  environmental impacts such as sustainable design, overshadowing, wind and 

reflectivity, 
(vii)  the achievement of the principles of ecologically sustainable development, 
(viii)  pedestrian, cycle, vehicular and service access, circulation and requirements, 
(ix)  impact on, and any proposed improvements to, the public domain, 
(x)  the interface with the public domain, 
(xi)  the quality and integration of landscape design. 

 
The proposed residential flat building has been assessed against the above matters and it is 
considered that the proposal adequately addresses the test for design excellence and 
therefore, is considered to exhibit excellence in design. 
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2.6 Campbelltown (Sustainable City) Development Control Plan 2014 
 
Part 2 – Requirements Applying to All Types of Development 
 
The general provisions of Part 2 of the Plan apply to all types of development. Compliance 
with the relevant provisions of Part 2 of the Plan is discussed as follows: 
 
Views and Vistas – The proposed development would not obstruct views of any of 
Campbelltown’s important views and vistas. 
 
Sustainable Building Design – A BASIX certificate has been submitted for the proposed 
apartment building demonstrating that the relevant water, energy and thermal comfort 
targets will be met. A 5000 litre rainwater tank is proposed to be provided, which complies 
with the requirements of the DCP, based on the roof size of the proposed building.  
 
Landscaping – A landscape plan has been prepared by a landscape architect, incorporating 
species from the Campbelltown Native Gardening Guide. The application provides an 
adequate amount of landscaping within the communal open space at the rear of the site and 
at the street and podium levels.  
 
Cut, Fill and Floor Levels – Any excavation within the zone of influence of any other 
structure requires a dilapidation report demonstrating that adequate ameliorative measures 
are to be implemented to protect the integrity of any structure. A condition requiring a 
dilapidation report to be obtained has been recommended. 
 
Stormwater – The application was referred to Council’s Development Engineer, and 
conditions of consent were provided. Council’s Technical Services section also reviewed the 
proposal from a flooding and traffic perspective, and conditions of consent were provided. 
 
Retaining Walls – In the case of retaining walls constructed to support proposed cut on an 
allotment, the retaining wall shall be setback a minimum of 450mm from the rear and side 
boundary of the lot containing the cut. The proposed development does not comply with this 
standard, as the edges of the proposed basement would abut the property boundaries. 
However, such a configuration is considered to be appropriate in a dense mixed use context, 
where eventually the adjoining site is likely to have a basement car park abutting its property 
boundary. In a high density residential context the risk of retaining wall failure (particularly for 
a basement car park) is considered to be very low. 
 
Security – The proposed development is satisfactory with regard to security. Appropriate 
delineation between public and private space would be provided, and casual surveillance 
opportunities have been incorporated into the design. A satisfactory amount of external 
lighting is proposed. 
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Waste Management – Each residential level of the proposed residential apartment building 
would contain a garbage room and a garbage chute, which leads to a compactor in a 
garbage room within the basement. The garbage room also contains a storage area for bins, 
which is sufficiently sized to accommodate the required number of bins. A vehicle would be 
used by a building manager to transport the bins to the street for presentation and collection 
and then back into the bin storage room within the basement. ‘No parking’ restrictions would 
need to be implemented along the full frontage of the site for bin collection night, to allow the 
development’s bins to be collected easily by Council’s garbage trucks. Council’s Manager of 
Waste and Recycling Services has reviewed the waste management aspects of the 
application and found the application to be satisfactory. 
 
Part 5 – Residential Apartment Buildings and Mixed-Use Development 
 
Control Required Proposed Compliance 
Height Ten storeys Predominantly ten 

stories, however due 
to the basement  
protruding more than 
1 metre above 
natural ground level 
(to satisfy the 
minimum flood 
levels) and a rooftop 
storage room, the 
proposed building 
technically has 12 
storeys. 

No, due to the 
protruding basement 
and rooftop storage 
area 

Building Design Building design shall 
consider foremost 
the qualities (both 
natural and built) and 
character of the 
surrounding area 
including the 
significance of any 
heritage item on 
land. 
 
Building design shall 
incorporate the 
following features to 
assist in the 
achievement of high 
quality architectural 
outcomes: 
 
i) incorporation of 
appropriate facade 
treatments that helps 
the development to 

No heritage items on 
land or surrounding 
land. Built character 
consistent with 
existing mixed use 
development in 
relation to setbacks. 
 
 
 
 
Complies 
 
 
 
 
 
 
 
Complies 
 
 
 

Yes 
 
 
 
 
 
 
 
 
 
 
Yes 
 
 
 
 
 
 
 
Yes 
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Control Required Proposed Compliance 
properly address the 
relevant street 
frontages, key vistas 
and to add visual 
interest to the 
skyline; 
 
ii) incorporation of 
articulation in walls, 
variety of roof pitch, 
architectural features 
(balconies, columns, 
porches, colours, 
materials etc.) into 
the facade of the 
building; 
 
iii) variation in the 
planes of exterior 
walls in depth and/or 
direction; 
 
iv) variation in the 
height of the building 
so that it appears to 
be divided into 
distinct base, middle 
and top massing 
elements; 
 
v) articulation of all 
building’s facade 
(including rear and 
side elevations 
visible from a public 
place) by appropriate 
use of colour, 
arrangement of 
facade elements, and 
variation in the types 
of materials used; 
 
vi) utilisation of 
landscaping and 
architectural detailing 
at the ground level; 
and 
 
vii) avoidance of 
blank walls at the 

 
 
 
 
 
 
 
Complies 
 
 
 
 
 
 
 
 
 
Complies 
 
 
 
 
All elevations would 
be articulated 
 
 
 
 
 
 
Complies 
 
 
 
 
 
 
 
 
 
 
 
Complies 
 
 
 
 
 
Complies 
 

 
 
 
 
 
 
 
Yes 
 
 
 
 
 
 
 
 
 
Yes 
 
 
 
 
Yes 
 
 
 
 
 
 
 
Yes 
 
 
 
 
 
 
 
 
 
 
 
Yes 
 
 
 
 
 
Yes 
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Control Required Proposed Compliance 
ground and lower 
levels. 
 
Building design shall 
demonstrate to 
Council’s satisfaction 
that the development 
will: 
 
i) facilitate casual 
surveillance of and 
active interaction with 
the street; 
 
ii) be sufficiently 
setback from the 
property boundary to 
enable the planting of 
vegetation to soften 
the visual impact of 
the building; and 
 
iii) maximise cross 
flow ventilation, 
therefore minimising 
the need for air 
conditioning. 
 
e) Building colours, 
materials and 
finishes shall 
generally achieve 
subtle contrast. The 
use of highly 
reflective or gloss 
materials or colours 
shall be minimised. 
 
f) Building materials 
shall be high quality, 
durable and low 
maintenance. 

 
 
 
Complies 
 
 
 
 
 
Complies 
 
 
 
 
Complies 
 
 
 
 
 
 
 
Complies 
 
 
 
 
 
Complies 
 
 
 
 
 
 
 
 
 
Complies 
 

 
 
 
Yes 
 
 
 
 
 
Yes 
 
 
 
 
Yes 
 
 
 
 
 
 
 
Yes 
 
 
 
 
 
Yes 
 
 
 
 
 
 
 
 
 
Yes 
 
 

Site Services Development shall 
ensure that adequate 
provision has been 
made for all essential 
services (i.e. water, 
sewerage, electricity, 
gas, telephone, 
broadband and 

To be addressed by 
conditions of 
consent. 
 
 
 
 
 

Yes 
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Control Required Proposed Compliance 
stormwater drainage) 
 
All roof-mounted air 
conditioning or 
heating equipment, 
vents or ducts, lift 
wells and the like 
shall not be visible 
from any public place 
and shall be 
integrated into the 
design of the 
development. 
 
All communication 
dishes, antennae and 
the like shall be 
located to minimise 
visual prominence. 
 
An external lighting 
plan shall be 
prepared by a 
suitably qualified 
person and 
submitted with the 
development 
application. 

 
 
Roof-mounted 
equipment would be 
integrated into the 
roof design. 
 
 
 
 
 
 
 
 
No communication 
dishes and antennae 
proposed. 
 
 
 
External lighting plan 
provided and 
considered to be 
satisfactory. 

 
 
Yes 
 
 
 
 
 
 
 
 
 
 
 
Yes 
 
 
 
 
 
Yes 

Minimum Site 
Area/Width 

1,200sqm site area 
 
30 metre width 

1359sqm 
 
33.59 metres 

Yes 
 
Yes 

Setbacks Zero setback from 
street boundary for 
commercial 
component   
 
6 metres from any 
other boundary for 
any residential 
component   

0 metres for ground 
floor. 2.25 to 3 
metres for upper 
floors. 
 
0 metres to side 
boundaries 

No 
 
 
 
 
No 

Design 
Requirements 

A minimum of 5 per 
cent of the total 
number of 
dwellings within a 
residential apartment 
building shall be one 
bedroom 
apartment(s) or a 
studio(s). 

18 per cent of units 
are one bedroom 
apartments (8 of 44). 
 
 
 
 
 
 

Yes 
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Control Required Proposed Compliance 
 
A minimum of 10 per 
cent of the total 
number of dwellings 
within a residential 
apartment building 
shall be adaptable 
dwelling(s) 
 
 
The floor space 
occupied by each 
dwelling within a 
residential apartment 
building shall no be 
less than: 
 
i) 40sqm in the case 
of a studio 
apartment; 
ii) 60sqm in the case 
of a one bedroom 
apartment; 
iii) 90sqm in the case 
of a two bedroom 
apartment; 
iv) 125sqm in case of 
a three bedroom 
apartment or more 
 
A maximum of 8 
dwellings shall be 
accessible from a 
common lobby area 
or corridor on each 
level of a residential 
building 
 
All residential 
apartment buildings 
shall contain at least 
one lift for access 
from the basement to 
the upper most 
storey that provide 
access to a dwelling 
space. 
 
A maximum of 50 
dwellings shall be 

 
20 per cent of units 
would be adaptable 
dwellings 
 
 
 
 
 
 
 
 
 
 
 
 
 
No studios proposed. 
 
 
ADG requires only 
50sqm for one 
bedroom apartment. 
ADG requires only 
70sqm for two 
bedroom apartments. 
ADG requires only 
90sqm for three 
bedroom apartments. 
 
A maximum of 5 
dwellings would be 
accessed from a 
common area. 
 
 
 
 
A lift would provide 
access from the 
basement to all 
levels of the building. 
 
 
 
 
 
 
All 44 dwellings 
would be accessed 

 
Yes 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
NA 
 
 
Yes 
 
 
Yes 
 
 
Yes 
 
 
 
Yes 
 
 
 
 
 
 
 
Yes 
 
 
 
 
 
 
 
 
 
Yes 
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Control Required Proposed Compliance 
accessible from a 
single common lift. 
 
Access to lifts shall 
be direct and well 
illuminated. 
 
A minimum of 25 per 
cent of the required 
open space area, or 
15 per cent of the 
total site area, 
whichever is the 
greater, shall be 
available for deep 
soil planting. 

from a single lift. 
 
 
Satisfactory 
 
 
 
Complies 
 

 
 
 
Yes 
 
 
 
Yes 

Car Parking and 
Access 

All car parking and 
access for vehicles, 
including disabled 
access spaces, shall 
be in accordance 
with AS2890 parts 1 
and 2 (as amended) 
 
The minimum 
dimensions of any 
parking space shall 
be 2.5 x 5.5 metres.  
 
 
 
The minimum width 
of any car parking 
space shall be 
increased by 300mm 
for each side that 
adjoins a vertical 
edge. 
 
For development 
incorporating 75 or 
more dwellings, the 
DA shall be 
accompanied by a 
‘Traffic Impact 
Assessment Report’. 
 
 
Where existing, 
vehicular entry points 

All car parking and 
access for vehicles, 
including disabled 
access spaces, are 
in accordance with 
AS2890 parts 1 and 
2 (as amended) 
 
Some spaces are 2.4 
x 5.4 metres 
 
 
 
 
 
Satisfactory 
 
 
 
 
 
 
 
Less than 75 
dwellings proposed, 
however traffic report 
provided. Proposal 
would not change 
level of service at 
nearby intersections. 
 
 
No rear or side 
streets available 

Yes 
 
 
 
 
 
 
 
No, but complies 
with AS2890.1, 
which is the 
Australian Standard 
applicable to 
residential off-street 
parking. 
 
Yes 
 
 
 
 
 
 
 
Yes 
 
 
 
 
 
 
 
 
Yes 
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Control Required Proposed Compliance 
shall be located at 
the rear or side 
streets. 
 
Development 
containing three or 
more storeys shall 
provide all required 
car parking at 
basement level. 
 
Each dwelling shall 
be provided with a 
minimum of one car 
parking space, and: 
 
i) an additional car 
parking space for 
every four dwellings 
(or part thereof); and 
 
ii) an additional 
visitor car parking 
space for every 10 
dwellings (or part 
thereof). 
 
 
 
 
No required car 
parking space shall 
be in a stacked 
configuration. 
 
Each development 
shall make provision 
for bicycle storage at 
a rate of one space 
per five dwellings 
within common 
property. 
 
Adequate on-site 
parking, loading and 
unloading of all 
delivery/service 
vehicles 

 
 
 
 
All parking to be 
provided at 
basement level 
 
 
 
 
This application is 
not required to 
comply with 
Council’s car parking 
standards. As the 
site is within 800 
metres of a train 
station, RMS 
minimum car parking 
standards apply. 
These standards 
require a minimum of 
36 parking spaces to 
be provided. The 
proposed 
development would 
provide 50 residential 
parking spaces. 
 
No stacked car 
parking spaces 
proposed 
 
 
Space for eight 
bicycles required. 
Eight bicycle spaces 
provided. 
 
 
 
 
Dedicated loading 
bay for van provided. 

 
 
 
 
 
Yes 
 
 
 
 
 
 
NA 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Yes 
 
 
 
 
Yes 
 
 
 
 
 
 
 
Yes 

Solar Access Buildings shall be 
orientated and sited 

Building has been 
oriented and sited to  

Yes 
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Control Required Proposed Compliance 
to maximise northern 
sunlight to internal 
living and open 
spaces. 
 
A minimum 20sqm 
area of the required 
private open space 
on adjoining land, 
(having a minimum 
width of 3.0 metres), 
shall receive three 
hours of continuous 
direct solar access 
on 21 June, between 
9.00am and 3.00pm, 
measured at ground 
level. 

maximise sunlight to 
living areas and 
private open space. 
 
 
A compliant area of 
the private open 
space of each of the 
adjoining multi-
dwelling units would 
receive three hours 
of continuous direct 
solar access on 21 
June. 

 
 
 
 
 
Yes 

Balconies and 
Ground Level 
Courtyards 

Apartments shall be 
provided with a 
private courtyard 
and/or balcony. 
 
Courtyards/balconies 
shall be: 
 
i) not less than 8sqm 
in area and have a 
minimum depth of 
2.0 metres; 
 
ii) clearly defined and 
screened for private 
use; 
 
iii) oriented to 
achieve comfortable 
year round use; and 
 
iv) accessible from a 
main living area of 
the apartment. 

All apartments have 
a courtyard or 
balcony 
 
 
 
 
 
Complies 
 
 
 
 
Complies 
 
 
 
Complies 
 
 
 
Complies 
 
 

Yes 
 
 
 
 
 
 
 
Yes 
 
 
 
 
Yes 
 
 
 
Yes 
 
 
 
Yes 

Privacy Ground level 
apartments, 
incorporating a 
courtyard shall be 
provided with a 
privacy screen. 
 

Podium level 
apartments' 
courtyards have 
fences between them 
 
 
 

Yes 
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Control Required Proposed Compliance 
No window of a 
habitable room or 
balcony shall be 
directly face a 
window of another 
habitable room, 
balcony or private 
courtyard of another 
dwelling located 
within 9.0 metres of 
the proposed window 
or balcony. 
Notwithstanding 
5.4.7(b) a window of 
a habitable room 
may be permitted 
only where it: 
 
i) is offset by 2.0 
metres to limit views 
between windows, or 
 
ii) has a sill height 
1.7 metres above the 
floor level; or 
 
iii) is splayed to avoid 
direct views between 
windows; or 
 
iv) has a fixed 
translucent glazing in 
any part of the 
window within 1.7 
metres of the floor 
level; or 
 
v) is otherwise 
appropriately 
screened. 
 
Notwithstanding 
5.4.7(b), a balcony 
will be considered 
where the private 
open space area of 
any adjacent dwelling 
is screened from 
view. 

Satisfactory. There 
would be no 
overlooking of 
adjoining dwellings. 
 
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

Yes 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Communal Each residential Recreation room Yes 
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Control Required Proposed Compliance 
Recreation 
Facilities 

apartment building 
shall be provided 
with communal 
recreation facilities 
for the use of all the 
occupants of the 
building comprising: 
 
i) a recreation room 
with a minimum area 
of a 50sqm per 50 
dwellings (or part 
thereof); and 
 
ii) a bbq/outdoor 
dining area with a 
minimum area of 
50sqm per 50 
dwellings (or part 
thereof). 
 
Communal recreation 
facilities shall not be 
located within the 
primary or secondary 
street boundary 
setback. 
 
All communal 
recreational facilities 
shall be provided on 
the same land as the 
residential apartment 
building. 
 
Communal open 
space provided on 
the roof of a building 
shall not be included 
as part of the 
required communal 
open space. 
 
 
 
All required 
communal and 
recreational facilities 
are required to be 
constructed prior to 

provided 
 
 
 
 
 
 
 
50sqm recreation 
room provided for 40 
apartments. 
Satisfactory. 
 
 
50sqm bbq/outdoor 
dining area to be 
provided within the 
communal open 
space area at the 
rear of the site 
 
Complies 
 
 
 
 
 
 
Complies 
 
 
 
 
 
 
Roof top communal 
open space is 
proposed to be 
provided on the roof, 
and is in addition to 
the required 
communal open 
space at ground 
level. 
 
This will be required 
as it is shown on the 
plans 

 
 
 
 
 
 
 
 
Yes 
 
 
 
 
 
Yes 
 
 
 
 
 
 
Yes 
 
 
 
 
 
 
Yes 
 
 
 
 
 
 
Yes 
 
 
 
 
 
 
 
 
 
Yes 
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Control Required Proposed Compliance 
the issue of an 
interim occupation 
certificate for any 
residential units 
within a staged 
development. 

Waste Management All buildings shall be 
provided with 
household garbage 
bins at the following 
rates: 
i) a 240 litre bin/three 
dwellings/week for 
household garbage; 
or 
ii) 1,000 litre bulk 
bin/12 dwellings or 
part thereof. 
 
All buildings shall be 
provided with dry 
recyclable bins at the 
rate of a 240 litre bin 
/three dwellings / 
fortnight for dry 
recyclable. 
 
All buildings with a 
rise of four storeys or 
more shall make 
provision for a 
household garbage 
chute on each level 
which is accessible 
for all occupants. 
 
All garbage chutes 
shall have input 
points located within 
waste service rooms. 
Waste service rooms 
shall also make 
provision for a 
sufficient number of 
dry recycle bins for 
intermediate storage 
of recyclable 
materials for access 
by occupants on 
each level. 

Council’s Waste 
Section has advised 
that the capacity of 
the proposed waste 
storage room would 
be satisfactory. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Household garbage 
chute on each level 
provided 
 
 
 
 
 
 
Each floor has a 
waste room with 
storage space for a 
waste bin. 
 
 
 
 
 
 
 
 
 
 

Yes 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Yes 
 
 
 
 
 
 
 
 
Yes  
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Control Required Proposed Compliance 
 
Garbage chutes shall 
not be located 
adjacent to habitable 
rooms in each 
apartment. 
 
Garbage chutes shall 
feed into a garbage 
container or 
mechanical 
compaction device 
located in the bin 
storage room. 
 
The outlet area in 
which the garbage 
chute outlets and 
mechanical collection 
devices are located 
shall be secured to 
prevent access by 
occupants. 
 
The development 
shall make provision 
for an appropriately 
sized communal bin 
storage room(s) that 
provides convenient 
access for occupants 
and collection 
contractors.  
 
The storage room 
shall: 
 
i) be located behind 
the primary and 
secondary building 
alignment; 
 
ii) have a non slip 
floor constructed of 
concrete or other 
approved material at 
least 75mm thick and 
provided with a ramp 
to the doorway 
(where necessary); 

 
Complies 
 
 
 
 
 
Garbage chutes feed 
into a compactor 
 
 
 
 
 
 
Condition of consent 
to comply 
 
 
 
 
 
 
 
Complies 
 
 
 
 
 
 
 
 
 
 
 
 
Complies 
 
 
 
 
Condition of consent 
to comply 
 
 
 
 
 
 

 
Yes 
 
 
 
 
 
Yes 
 
 
 
 
 
 
Yes 
 
 
 
 
 
 
 
 
 
Yes 
 
 
 
 
 
 
 
 
 
 
 
 
Yes 
 
 
 
 
Yes 
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Control Required Proposed Compliance 
 
iii) be graded and 
drained to a Sydney 
Water approved 
drainage fitting; 
 
iv) have coving at all 
wall and floor 
intersections; 
 
v) be finished with a 
smooth faced, 
non-absorbent 
material(s) in a light 
colour and capable of 
being easily cleaned; 
 
vi) be provided with 
an adequate supply 
of hot and cold water 
mixed through a 
centralised mixing 
valve with hose cock; 
and 
 
vii) have a self-
closing door 
openable from within 
the room. 
 
Bin storage rooms 
shall be ventilated 
by: 
 
i) a mechanical 
exhaust ventilation 
system; or 
 
ii) permanent, 
unobstructed natural 
ventilation openings 
having direct access 
to external air, and a 
total area of not less 
than one-twentieth 
(1/20th) of the floor 
area of the room. 
 
c) Exterior doors of 
communal bin 

 
Condition of consent 
to comply 
 
 
 
Condition of consent 
to comply 
 
 
Condition of consent 
to comply 
 
 
 
 
 
Condition of consent 
to comply 
 
 
 
 
 
 
Condition of consent 
to comply 
 
 
 
Condition of consent 
to comply 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Yes 
 
 
 
 
Yes 
 
 
 
Yes 
 
 
 
 
 
 
Yes 
 
 
 
 
 
 
 
Yes 
 
 
 
 
Yes 
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Control Required Proposed Compliance 
storage rooms shall 
be: 
 
i) consistent with the 
overall design of the 
building; 
 
ii) located away from 
the frontage of the 
building; and 
 
iii) (if collection 
service is to be 
carried out by 
Council), fitted with a 
Council compatible 
keyed locking system 
that provides access 
to the room or 
activates the 
electronic opening 
and closing of the 
door. 
 
All bin storage rooms 
and service rooms 
shall be constructed 
in such a manner to 
prevent the entry of 
vermin. 
 
Waste collection 
contractors shall 
have adequate 
access to bin storage 
rooms for collection 
of waste as required. 
 
Signage on the use 
of the waste 
management system 
shall be displayed in 
all bin storage rooms. 
 
Any mechanical 
compaction device 
within the building 
shall comply with the 
following 
requirements: 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Condition of consent 
to comply 
 
 
 
 
 
Complies 
 
 
 
 
 
 
Condition of consent 
to comply 
 
 
 
 
Condition of consent 
to comply 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Yes 
 
 
 
 
 
 
Yes 
 
 
 
 
 
 
Yes 
 
 
 
 
 
Yes 
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Control Required Proposed Compliance 
i) maximum 
compaction rate of 
2:1; 
ii) designed to 
accommodate 
general household 
garbage only and 
iii) not be used to 
compact recyclables. 
 
Any development 
containing 30 or 
more dwellings shall 
be designed to 
accommodate a 
‘Wheel-Out Wheel- 
Back’ service or a 
1,000 litre bulk bin 
on-site collection 
service. 
 
A Wheel-Out Wheel-
Back service shall 
meet the following 
requirements: 
i) bins shall be no 
larger than 240 litre 
capacity; 
ii) the maximum 
grade of any path of 
travel between the 
collection point and 
the bin storage area 
shall be 1V:8H; and 
iii) the maximum 
distance between the 
collection point and 
the bin storage area 
shall not exceed 25 
metres. 

 
 
 
 
 
 
 
 
 
 
Complies 
 
 
 
 
 
 
 
 
 
 
Complies 
 

 
 
 
 
 
 
 
 
 
 
Yes 
 
 
 
 
 
 
 
 
 
 
NA 
 
 
 
 

Roof Terraces Consideration will 
only be given to the 
provision of a roof 
top terrace as part of 
the communal open 
space, subject to 
appropriate 
landscaping 
treatment and 
recreation facilities 

The proposed 
development 
incorporates a 
rooftop terrace but 
does not rely upon it 
to comply with the 
communal open 
space requirements. 
The proposal is 
considered to 

Yes 
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Control Required Proposed Compliance 
being provided; and 
satisfying the 
respective provisions 
of the RFDC. 

provide adequate 
landscaping and 
privacy. 

Mixed Use 
Development 

Development shall 
address the street  
 
 
 
Active frontages shall 
be provided  
 
 
 
 
Blank walls at the 
ground level shall be 
avoided 
 
Residential entries 
shall be separated 
from commercial 
entries and directly 
accessible from the 
street. 
 
Commercial service 
areas shall be 
separated from 
residential 
components  
 
Residential car 
parking and 
communal facilities 
are separated or 
secured. 
  
Security at entries 
and safe pedestrian 
routes are to be 
provided. 
 
Concealment 
opportunities are to 
be avoided. 

The commercial 
component of the 
development 
addresses the street 
 
The commercial 
component of the 
development would 
have an active 
frontage 
 
No large blank walls 
are proposed at 
ground level 
 
Separate entries are 
proposed for the 
commercial and 
residential 
components. 
 
 
Complies 
 
 
 
 
 
Residential car 
parking facilities 
would be separated 
and secured. 
 
 
Satisfactory 
 
 
 
 
Satisfactory 

Yes 
 
 
 
 
Yes 
 
 
 
 
 
Yes 
 
 
 
Yes 
 
 
 
 
 
 
Yes 
 
 
 
 
 
Yes 
 
 
 
 
 
Yes 
 
 
 
 
Yes 
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Building Height (Number of storeys) 
 
Under the SCDCP 2014 (the relevant policy for building heights at the time the development 
application was lodged), a maximum building height of 10 storeys is applicable to the subject 
site. The application proposes 10 levels of commercial/residential floor space, however, 
there are two technical variations to the 10 storey maximum building height, such that the 
building technically has a height of 12 storeys. In this regard, the upper basement level 
protrudes greater than 1 metre above natural ground level at some parts of the site, due to 
the need for the ground floor to achieve a certain level to avoid flooding, and as such, the 
upper basement level is technically classified as a storey. In addition, the proposed rooftop 
area contains a plant room and storage room, however the definition of a storey under the 
SCDCP 2014 only excludes a plant/meter room but not a general storage area. The rooftop 
area is therefore technically classified as a storey. In this regard, the proposed building could 
be seen to have twelve stories in total. However, both of these matters are considered to be 
technical variations to the maximum building height, and it is emphasised that the 
habitable/usable residential and commercial floor space spans ten levels, not twelve. The 
elements of the proposed building that cause it to not comply with the applicable number of 
storeys are visually imperceptible and do not add to the bulk and scale of the building. In this 
regard, the height of the building is considered to be satisfactory. 
 
Front and side setbacks 
 
The mixed-use section of Council’s SCDCP 2014 states that the commercial component of 
mixed use buildings shall be setback a minimum of zero metres from the street boundary, 
and 6 metres from any other boundary for any residential component of the building. The 
proposed development would have a zero setback to the front and side boundaries for both 
the commercial and residential components of the building, and therefore fails to comply with 
these standards. Its rear setback would be well in excess of 6 metres. 
 
Despite failing to comply with the applicable front and side setback standards, the proposed 
building would be consistent with the established character of relatively recently constructed 
mixed use and commercial buildings on the south-western side of King Street, which abut 
the front and side boundaries of the allotments upon which they are constructed. The south-
western side of King Street is located within the B4 Mixed Use zone that was recently 
established by the draft CLEP 2014 and the gazetted CLEP 2015. This zone is envisaged to 
be (and is presently characterised by) highly urbanised environments, containing buildings 
that interact directly with the street. The Apartment Design Guidelines state that a residential 
flat building’s setbacks should be consistent with the existing and future desired setbacks 
within the site’s immediate locality, and in this regard, the proposed development would 
satisfy this objective. The proposed setbacks would be inappropriate for the R4 – High 
Density Residential zone, where significant separation between residential buildings is 
desired, however for the B4 – Mixed Use zone, the creation of a continuous boundary-to-
boundary built form is considered to be appropriate and not inconsistent with the future 
desired character of the area. In this case, a zero side setback would also facilitate the 
opportunity for the building to be extended onto the adjoining site (19 King Street) if the 
opportunity arises in the future, or at least for the same or a similar built form to be provided 
on the adjoining site. In this regard, the proposed building’s setbacks are considered to be 
acceptable.  
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Part 6 – Commercial Development 
 
Control Required Proposed Compliance 
Car Parking  1 car parking space per 

25sqm of gross floor 
area for ground floor 
commercial floor space 
(10 based on 243sqm) 
 
 
 
 
No car parking spaces 
shall be designed in a 
stacked configuration.  
 
The required 
percentage of disabled 
car parking spaces 
within retail / 
commercial 
development shall be: 
- one car space per 
development; plus 
- one for every 20 car 
parking spaces 

A minimum of 10 car 
parking spaces will be 
required to be allocated 
to the commercial 
tenancy, which are 
separated from the 
residential parking 
spaces 
 
No stacked car parking 
spaces are proposed. 
 
 
A recommended 
condition of consent 
requires the provision 
of an accessible car 
parking space for the 
commercial component 
of the development. 
 

Yes 
 
 
 
 
 
 
 
 
Yes 
 
 
 
Yes 
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Control Required Proposed Compliance 
Loading Commercial 

development shall be 
designed to 
accommodate all 
related vehicle 
movements on site 
such that: 
 
- all vehicles shall enter 
and exit the site in a 
forward direction. 
 
 
- the area for 
manoeuvring of 
delivery and service 
vehicles is separate 
from vehicle parking 
areas, and preferably 
accessed via a rear 
service lane;  
 
- cause minimal 
interference to the flow 
of traffic within the 
surrounding road 
network; and 
 
- safe and convenient 
access is provided for 
pedestrians. 
 
Loading bays shall be 
separated from parking 
and pedestrian access. 
 
All loading and 
unloading shall take 
place wholly within the 
site. 
 
No loading or 
unloading shall be 
carried out across 
parking spaces, 
landscaped areas 
pedestrian aisles or on 
roadways. 
 
Parking and loading 
bays shall be provided 
and clearly identified 
on site. 

 
 
 
 
 
 
 
 
All vehicles will be able 
to enter and exit the 
site in a forward 
direction. 
 
The area for 
manoeuvring of 
delivery and service 
vehicles is separate 
from vehicle parking 
areas 
 
 
 
The development 
would not cause 
interference to the flow 
of surrounding traffic. 
 
 
Safe and convenient 
access is to provided 
for pedestrians. 
 
Loading bays are 
separated from parking 
and pedestrian access. 
 
All loading and 
unloading will take 
place wholly within the 
site. 
 
No loading or 
unloading is required to 
be carried out across 
parking spaces, 
landscaped areas 
pedestrian aisles or 
roadways. 
 
Parking and loading 
bays are clearly 
identified on site. 
 
 

 
 
 
 
 
 
 
 
Yes 
 
 
 
 
Yes 
 
 
 
 
 
 
 
 
Yes 
 
 
 
 
 
Yes  
 
 
 
Yes 
 
 
 
 
Yes 
 
 
 
Yes 
 
 
 
 
 
 
Yes 
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Control Required Proposed Compliance 
Required manoeuvring 
areas for heavy 
vehicles shall not 
conflict with car 
parking. 
 
Each new commercial 
building/ unit having a 
leasable floor area 
between 200 square 
metres and 1500 
square metres shall 
provide a loading area 
to allow for a medium 
 rigid vehicle to 
manoeuvre on site. 
 
Loading docks and 
service areas shall not 
be visible from any 
public place and shall 
be suitably screened 
from adjacent 
properties. Screening 
may be achieved by 
locating such areas 
behind the buildings, 
by fencing, 
landscaping, mounding 
or a combination of 
these, or by other 
means to Council’s 
satisfaction. 
 
Each site shall have a: 
 
- maximum of one 
ingress and one egress 
for heavy vehicles 
(combined or 
separated); and 
 
- each site may have 
 an additional 
ingress/egress for cars 
(and other light 
vehicles). 
 

Manoeuvring areas 
would not conflict with 
car parking. 
 
 
 
A loading area has 
been provided for a 
van only. 
 
 
 
 
 
 
 
 
The proposed loading 
area would not be 
visible from any public 
place. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
One vehicle entrance 
would be provided, 
which would serve both 
the residential and 
commercial 
components of the 
 development. Heavy 
vehicles would not be 
required to enter the 
site. 
 

Yes 
 
 
 
 
 
Yes 
 
 
 
 
 
 
 
 
 
 
Yes 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Yes 
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Control Required Proposed Compliance 
Commercial 
development shall 
comply with the 
minimum access 
requirements contained 
within the BCA and 
Australian Standard 
1428 – Design for 
Access and Mobility 
(as amended). 

A recommended 
condition of consent to 
be imposed requires 
the development to 
comply with these 
requirements. 
 

Yes 
 
 
 
 
 
 
 
 

 
Size of loading area 
 
The SCDCP requires that a commercial premises between 200sqm and 1500sqm in size 
make provision for a loading area that is large enough to accommodate a medium rigid 
vehicle. However, in this case, the proposed commercial tenancy would contain space for 
the loading and unloading of a small van. 
 
It is considered that the types of businesses that are likely to occupy a commercial premises 
within a mixed-use building would have less of a reliance on medium rigid vehicles and are 
unlikely to require loading space for such a vehicle. These businesses include office-type 
businesses, medical centres, cafes, etc. Whilst a standalone commercial building of between 
200sqm and 1500sqm in size would have a greater need to be serviced by a medium rigid 
vehicle, the proposed commercial tenancy (and its expected use types) is unlikely to need 
such a facility. In this regard, the proposed loading arrangements are considered to be 
satisfactory. 
 
3. Planning Assessment 
 
Isolation of Adjoining Site 
 
The adjoining allotment to the southeast of the site (No. 19 King Street) does not satisfy the 
size and frontage requirements to be developed as a residential apartment building on its 
own, and has no prospect of being amalgamated with properties on its other side, since it 
adjoins a road reservation on its other side. As such, No. 19 King Street would become 
isolated by the proposed development. This allotment contains a commercial-type building 
that has recently commenced use as a boarding house. 
 
In respect to the isolation of a site, there have been a number of Land and Environment 
Court appeals which have considered such an issue and as a result a Planning Principle has 
been established in the Land and Environment Court. This Planning Principle was 
established as a consequence of the Land and Environment Court matter of Grech versus 
Auburn Council. 
 
The Planning Principle established the following three main planning considerations relating 
to the isolation of land through redevelopment. These considerations are listed below, as 
well as how the application has responded to these considerations. 
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Firstly, where a property will be isolated by a proposed development and that 
property cannot satisfy the minimum lot requirements then negotiations between 
the owners of the properties should commence at an early stage and prior to the 
lodgement of the development application. 

 
The applicant has submitted evidence to demonstrate that an offer to purchase the property 
in question has been made. A valuation of the property prepared by a registered valuer has 
been prepared, and the offer to purchase the property was above the amount specified by 
the valuation report. Council’s Manager Property Services reviewed the valuation report and 
advised that the offer amount is reasonable. 
 

Secondly, and where no satisfactory result is achieved from the negotiations, the 
development application should include details of the negotiations between the 
owners of the properties. These details should include offers to the owner of the 
isolated property. A reasonable offer, for the purposes of determining the 
development application and addressing the planning implications of an isolated 
lot, is to be based on at least one recent independent valuation and may include 
other reasonable expenses likely to be incurred by the owner of the isolated 
property in the sale of the property. 

 
A valuation of the property prepared by a registered valuer has been prepared, and the offer 
to purchase the property was above the amount specified by the valuation report. The owner 
of the property did not accept the offer. Council’s Manager Property Services reviewed the 
valuation report and advised that the offer amount is reasonable. 
 

Thirdly, the level of negotiation and any offers made for the isolated site are 
matters that can be given weight in the consideration of the development 
application. The amount of weight will depend on the level of negotiation, 
whether any offers are deemed reasonable or unreasonable, any relevant 
planning requirements and the provisions of s 79C of the EP&A Act.  

 
The applicant has submitted evidence to demonstrate that an offer to purchase the property 
in question has been made. A valuation of the property prepared by a registered valuer has 
been prepared, and the offer to purchase the property was above the amount specified by 
the valuation report. Council’s Manager Property Services reviewed the valuation report and 
advised that the offer amount is reasonable. 
 
In addition to the above, detailed concept plans have been provided demonstrating how the 
isolated site could be developed as a mixed use commercial/residential apartment building 
on its own. Further, the design of the proposed building is conducive to being extended onto 
19 King Street if the opportunity arises in the future, or at least maintaining the same or 
similar design or built form. Therefore, whilst the owner’s refusal to accept the developer’s 
offer to purchase the site will result in the isolation of the site, this isolation is not contrary to 
the Planning Principle established by the Land and Environment Court. 
 
4. Public Participation 
 
The application was publicly exhibited and notified to surrounding property owners. 
Submissions were received from the residents of two properties, raising the following issues: 
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Issue 
 
The proposed residential flat building would overlook the multi-dwelling complex to the rear 
of the site and reduce residents’ privacy. 
 
Comment 
 
The nearest proposed balconies to the site’s property boundary with the adjoining multi-
dwelling complex would be 16 metres from the boundary. The SCDCP only requires 
treatment to balconies or windows that are within 9 metres of adjoining dwellings or private 
open space areas. In this regard, the proposed separation distance is considered to be 
sufficient to avoid significant overlooking and impacts upon the neighbours’ privacy.  
 
Issue 
 
The proposed residential flat building would overshadow the courtyards of the multi-dwelling 
complex to the rear of the site and reduce the likelihood that children would play outside. 
 
Comment 
 
Hourly shadow diagrams have been submitted with the application, which show that the 
proposed residential flat building would overshadow the adjoining multi-dwelling complex up 
until 12.00pm during mid-Winter when the sun is at its lowest point in the sky. After 12.00pm 
each day, the adjoining multi-dwelling complex would not be overshadowed and would 
receive direct solar access for the remainder of the day. In this regard, the level of solar 
access that would be received by the adjoining multi-dwelling complex is compliant with the 
SCDCP and is considered to be satisfactory. 
 
Issue 
 
Soil from the development site would end up in the adjoining multi-dwelling complex due to 
the different ground levels between the two sites. 
 
Comment 
 
The application does not indicate that the proposed communal open space area at the rear 
of the site would be at a higher level than the natural ground level of the adjoining multi-
dwelling complex. If there is any minor difference in ground levels between the two 
properties, a retaining wall can be constructed, and any such retaining wall would be 
required to be a minimum of 0.45 metres away from the boundary, in accordance with the 
SCDCP. A condition to this effect has been included within the recommended conditions of 
consent. In this regard, there would be no reason for soil from the subject site to pass into 
the adjoining property. 
 
Issue 
 
The proposed residential flat building would reduce the water pressure in the locality and 
overload the sewer. 
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Comment 
 
As part of the development, the applicant would be required to obtain approval from Sydney 
Water for connection of the development to the reticulated water and sewerage systems. 
During this process, Sydney Water would ensure that the developer upgrades the water and 
sewerage systems to cater for the new development in a way that does not affect the 
provision of water and sewerage services to other properties. 
 
Issue 
 
The increase in the number of vehicles as a result of the proposed residential flat building 
would contribute to noise and air pollution. 
 
Comment 
 
The subject site and the surrounding sites are all zoned either B4 – Mixed Use or R4 – High 
Density, within which incremental increases in noise and traffic would be expected over time 
as the locality is developed with multi-storey buildings. Whilst this point of view is 
understood, it is not a valid reason for refusal of the application, having regard to the zoning 
of the subject and surrounding sites.  
 
Issue 
 
The fence between the subject site and the adjoining multi-dwelling complex is in a state of 
disrepair and should be replaced with a new fence with a height of at least 2.5 metres at the 
full cost of the developer.  
 
Comment 
 
Council’s approach to fencing for multi-residential developments is that new boundary 
fencing is to be provided along the full length of all side and rear boundaries at full cost to 
the developer. Such fencing would typically have a height of 1.8 metres, however this is a 
matter to be determined by consultation between adjoining land owners, pursuant to the 
provisions of the Dividing Fences Act. Accordingly, a recommended condition of consent 
would enforce these provisions.  
 
Issue 
 
The proposed residential flat building may affect the television reception of dwellings within 
the adjoining multi-dwelling complex. Any antenna upgrades or repositioning required in this 
regard should be paid for by the developer. 
 
Comment 
 
This matter is one that is not typically addressed through the planning system. In this regard, 
it would be difficult to determine whether or exactly how much the construction of one 
building affects the television reception of surrounding dwellings, as other factors may affect 
the quality of reception received by residents. In this regard, requiring the developer to pay 
for upgrades or repositioning of antennas is not considered to be reasonable. 
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Issue 
 
The application does not clarify where and how garbage would be stored. Kerbside 
collection of bins may cause traffic congestion. 
 
Comment 
 
Each residential level of the proposed residential apartment building would contain a 
garbage room and a garbage chute, which leads to a compactor in a garbage room within 
the basement. The garbage room also contains a storage area for bins, which is sufficiently 
sized to accommodate the required number of bins. A vehicle would be used by a building 
manager to transport the bins to the street for presentation and collection and then back into 
the bin storage room within the basement. No parking restrictions would need to be 
implemented along the full frontage of the site for bin collection night, to allow the 
development’s bins to be collected easily by Council’s garbage trucks. Council’s Manager of 
Waste and Recycling Services has reviewed the waste management aspects of the 
application and found the application to be satisfactory. In this regard, waste management 
and collection would not cause traffic congestion or issues for other residents. 
 
Issue 
 
The proposed residential flat building would not have sufficient car parking, and it would be 
undesirable if residents were to park in the rear open space area of the development. 
 
Comment 
 
The proposed residential flat building would have more car parking spaces than is required 
under the Apartment Design Guidelines for a site within 800 metres of a railway station. In 
this regard, Council cannot insist that the development provide additional car parking. In 
addition, the proposed open space area at the rear of the development would be physically 
inaccessible by vehicles. 
 
Issue 
 
The proposed residential flat building would have insufficient storage, and it would be 
undesirable if residents were to store items in the rear open space area of the development. 
 
 
Comment 
 
The proposed residential flat building is fully compliant with the storage provisions of the 
Apartment Design Guidelines, which specify a certain storage size for each apartment based 
on its number of bedrooms. The ADG also requires that a minimum of 50 per cent of the 
storage allocated to each apartment be located within the apartment itself, and the proposed 
development is fully compliant in this regard. 
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5. Conclusion 
 
Having regard to the matters for consideration under Section 79C of the Environmental 
Planning and Assessment Act 1979 and the issues raised above, it is considered that the 
application is not inconsistent with the objectives and desired outcomes of the relevant 
planning legislation.  
 
The application is fully compliant with the provisions of the State Environmental Planning 
Policy 65 – Design Quality of Residential Flat Development and the associated Apartment 
Design Guide, as well as the Campbelltown (Urban Area) Local Environmental Plan 2002. 
The application is mostly compliant with the draft Campbelltown Local Environmental Plan 
2014 and Campbelltown Sustainable City DCP 2014. Where the proposal departs from 
these standards, the objectives of the standards are considered to have been met. 
Accordingly, the application is recommended for approval. 
 
Officer's Recommendation 
 
That development application 3675/2015/DA-RA for the demolition of existing structures and 
construction of a mixed use residential and commercial building containing 44 apartments, 
one ground floor commercial tenancy, basement car parking and strata subdivision at Nos. 
15-17 King Street Campbelltown be approved, subject to the conditions detailed in 
attachment 1 of this report. 
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ATTACHMENT 1 
 
Recommended Conditions of Consent 
GENERAL CONDITIONS 
 
The following conditions have been applied to ensure that the use of the land and/or building 
is carried out in such a manner that is consistent with the aims and objectives of the planning 
instrument affecting the land. 
 
For the purpose of these conditions, the term applicant means any person who has the 
authority to act on or benefit of the development consent. 
1. Approved Development 
 
The development shall be carried out in accordance with the approved plans and documents 
listed in the table below, and all associated documentation supporting this consent, except 
as modified in red by Council and / or any conditions within. 
 

Plan/ 
Document No. 

Version/ 
Revision 

Prepared by Date 

15-258 SW1-SW3 B Woolacotts 1 September 2016 
74-15.00, 74-15.01, 
74-15.10, 74-15.11 
and 74-15.12 

E Distinctive Living Design 12 September 2016 

2636-13SP Sheets 
1 to 14 

 Daw & Walton Consulting 
Surveyors 

9 September 2016 

DA100 (finishes 
only) 

B Bonus + Associates 16 September 2016 

DA101-115 
inclusive 

D Bonus + Associates 9 September 2016 

DA116 C Bonus + Associates 9 September 2016 
DA119 C Bonus + Associates 9 September 2016 

 
2. Amended Plans 

 
The development is to incorporate the following amendments and the amended plans are to 
be submitted to the Principal Certifying Authority, for approval, prior to the issuing of a 
Construction Certificate: 
 

• An accessible car parking space shall be provided for the commercial 
component of the development. This parking space shall be on basement level 
1. 
 

• The basement plans and strata plan shall be amended to show that 10 car 
parking spaces will be allocated to the commercial component of the 
development. 
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• The storage areas for the commercial and residential components of the 

development are required to be separated. In this regard, the strata plan shall 
be amended so that it does not allocate residential storage space to the 
commercial tenancy, and separate storage space shall be made available 
within the commercial tenancy. 
 

• All internal access between the residential lobby and the commercial tenancy 
shall be eliminated. 
 

• A space shall be made available within the basement level 2A for the 
parking/manoeuvring of a vehicle that will be used for the transportation of 
garbage bins to and from the street for presentation and collection.  
 

• The intercom/car reader shown on the ground floor plan shall be relocated 
further into the building so that vehicles do not overhang the footpath while 
using it. In this regard, a B99 vehicle is required to be wholly located within the 
site’s property boundaries when stopped to use the intercom/card reader. 
 

• Provision shall be made within one of the two approved landscaped outdoor 
seating areas in the communal open space area for barbeque facilities to be 
provided. The barbeque/outdoor dining area shall have a minimum area of 
50sqm. 
 

• The landscape plan shall be amended so that it is consistent with the ground 
and floor plans in terms of the building/floor layout and the provision of a 
concrete footpath along the site’s frontage from the property boundary to the 
kerb.  

 
3. Building Code of Australia 
 
All building work must be carried out in accordance with the provisions of the Building Code 
of Australia.  In this clause, a reference to the Building Code of Australia is a reference to 
that Code as in force on the date the application for the relevant construction certificate is 
made. 
 
4. Contract of Insurance (residential building work) 
 
In the case of residential building work for which the Home Building Act 1989 requires there 
to be a contract of insurance in force in accordance with Part 6 of that Act, that such a 
contract of insurance is in force before any building work authorised to be carried out by the 
consent commences. 
 
This clause does not apply: 

 
a. To the extent to which an exemption is in force under Clause 187 or 188 of the 

Environmental Planning and Assessment Regulation 2000, subject to the terms 
of any condition or requirement referred to in Clause 187(6) or 188(4) of that 
regulation, or 

 
b. To the erection of a temporary building. 
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5. Notification of Home Building Act 1989 Requirements 
 
Residential building work within the meaning of the Home Building Act 1989 must not be 
carried out unless the principal certifying authority for the development to which the work 
relates (not being Council) has given Council written notice of the following information: 
 

a. In the case of work for which a principal contractor is required to be appointed: 
 

i. The name and licence number of the principal contractor, and 
 
ii. The name of the insurer by which the work is insured under Part 6 of that 

Act. 
 

b. In the case of work to be done by an owner-builder: 
 

i. The name of the owner-builder, and 
 
ii. If the owner-builder is required to hold an owner-builder permit under that 

Act, the number of the owner-builder permit. 
 

If arrangements for doing the residential building work are changed while the work is in 
progress so that the information notified becomes out of date, further work must not be 
carried out unless the principal certifying authority for the development to which the work 
relates (not being Council) has given Council written notification of the updated information. 

 
6. Landscaping 
 
The provision and maintenance of landscaping shall be in accordance with the approved 
landscape plan containing Council’s approved development stamp including the 
engagement of a suitably qualified landscape consultant/ contractor for landscaping works.  
The landscape design shall incorporate a significant portion of native, low water demand 
plants consistent with BASIX requirements. 
 
The street trees shall be of a species that grows a narrow canopy (to allow maximum space 
for garbage bin presentation to the street) and can be pruned between ground level and 5 
metres above ground level (to provide side-lift collection vehicles with adequate height 
clearance during bin servicing). In this regard, advice shall be sought from a landscape 
architect as to appropriate tree species. 
 
7. External Finishes 

 
The external finishes shall be in accordance with the approved plans and the schedule of 
finishes submitted with this application.  Any proposed alterations to these finishes are 
considered to be a modification to the development consent and require separate approval 
by Council. 

 
8. Garbage Room, Waste and Recycling Bin Storage 
 

a.  The garbage storage room identified on the approved plans shall:  
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i. be fully enclosed and shall be provided with a non-slip concrete floor, with 

concrete or cement rendered walls coved to the floor.  
 

ii. have coving at all wall and floor intersections. 
 
iii. be finished with a smooth faced, non-absorbent material(s) in a light 

colour and capable of being easily cleaned. 
 
iv. be provided with an adequate supply of hot and cold water mixed through 

a centralised mixing valve with hose cock.  
 
v. have a self-closing door openable from within the room. 
 
vi. be constructed in such a manner to prevent the entry of vermin. 
 
vii. be graded to an approved sewer connection incorporating a sump and 

galvanised grate cover or basket.   
 
viii. be vented to the external air by natural or artificial means. 
 
ix. have signage on the use of the waste management system displayed 

internally. 
 

b.  The outlet area in which the garbage chute outlets and mechanical collection 
devices are located shall be secured to prevent access by occupants. 

 
c.  Bins shall be transported to the street for collection and back into the basement for 

storage using a vehicle. Bins shall not be transported to the street and back via 
the lift and lobby.  

 
d. The rubbish and recycling bins shall not be stored within vehicle parking, vehicle 

manoeuvring areas or landscaped areas. The bin(s) shall only be stored in 
accordance with the approved plans. 

 
e. A maximum of 15 bins shall be presented to the street for collection at any one 

time, unless otherwise directed by Council’s Director City Development. 
 

9. Fencing 
 
Fencing shall be erected on the site’s side and rear boundaries behind the front building 
alignment at the sole cost of the developer. Colorbond style metal fences that face a public 
space are not permitted. The height of the fences shall be a minimum of 1.8 metres from the 
highest point of the finished ground level of the communal open space area, and shall be 
selected in consultation with the adjoining land owners, pursuant to the provisions of the 
Dividing Fences Act. 
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10. Switchboards/Utilities/Air Conditioning Units 
 
Switchboards, air conditioning units, garbage storage areas and storage for other utilities 
shall not be attached to the front elevations of the building or side elevations that can be 
seen from a public place. 
 
11. Driveway 
 
The gradients of driveways and manoeuvring areas shall be designed in accordance with 
Australian Standards AS 2890.1, AS 2890.2 and AS 2890.6 (as amended). 
 
The finishes of the driveway paving surfaces are to be non-slip.  

 
12. Deliveries 
 
Vehicles servicing the site shall comply with the following requirements: 
 

a. All vehicular entries and exits shall be made in a forward direction. 
 
b. All vehicles awaiting loading, unloading or servicing shall be parked on site and 

not on adjacent or nearby public roads. 
 
c. All deliveries to the premises shall be made to the loading bay/s provided. 

 
A traffic sign shall be placed adjacent to the driveway at the entrance of the property 
advising drivers of the above information.  Should the sign be damaged or removed, it shall 
be replaced within 48 hours. 
 
13. Use of Building - Separate Approval Required 
 
Separate approval is required for the use of the premises prior to the occupation of the 
building. 

 
14. Lighting 
 
Illumination of the site is to be arranged to provide an appropriate level of lighting and in 
accordance with the requirements of Australian Standard 4282 (as amended) so as not to 
impact upon the amenity of the occupants of adjoining and nearby residential premises or 
traffic. 

 
15. Security 
 
The residential lobby area shall not be publicly accessible, and shall not be accessible to 
customers or staff of the commercial tenancy. A security system shall be implemented that 
limits access to the residential lobby to residents only. 
 
A security system shall also be provided in association with the approved roller door 
preventing public access to basement levels 1A, 2 and 2A. 
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16. Graffiti Removal 

 
In accordance with the environmental maintenance objectives of Crime Prevention Through 
Environmental Design, the owner/lessee of the building shall be responsible for the removal 
of any graffiti which appears on the buildings, fences, signs and other surfaces of the 
property within 48 hours of its application. 
 
17. Unreasonable Noise, Dust and Vibration 

 
The development, including operation of vehicles, shall be conducted so as to avoid the 
generation of unreasonable noise, dust or vibration and cause no interference to adjoining or 
nearby occupants. Special precautions must be taken to avoid nuisance in neighbouring 
residential areas, particularly from machinery, vehicles, warning sirens, public address 
systems and the like.   
 
In the event of a noise related issue arising during construction, the person in charge of the 
premises shall when instructed by Council, cause to be carried out an acoustic investigation 
by an appropriate acoustical consultant and submit the results to Council. If required by 
Council, the person in charge of the premises shall implement any or all of the 
recommendations of the consultant and any additional requirements of Council to its 
satisfaction. 

 
18. Flood Level Controls 
 
This site is located within an area that has been identified as being at the risk of being 
affecting by the 100 year ARI flood. The floor level control which affects this site is RL 72.95 
metres AHD. 

 
19. Engineering Design Works 

 
The design of all engineering works shall be carried out in accordance with the requirements 
set out in the Campbelltown (Sustainable City) DCP (as amended) and Campbelltown City 
Council Engineering Design Guide for Development (as amended). 

 
20. Power Pole Relocation 
 
The existing power pole that conflicts with the proposed vehicular crossing shall be relocated 
clear of the proposed vehicular crossing including wings with approval from the relevant 
service authority. All the works shall be carried out in accordance with the requirements 
specified by the service authority and the Council. The works shall be completed to the 
satisfaction of the service authority and Council and at the developer’s expense. 

 
21. Retaining Wall - General 
 
All retaining walls, associated devices and works must be constructed wholly within the 
property boundary. Construction of retaining walls or associated drainage works adjacent to 
the common boundaries shall not compromise the structural integrity of any existing 
structures. 
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Where retaining structures exceed 600mm in height, they shall be designed by an 
appropriately qualified engineer. Upon completion, the retaining structures shall also be 
certified by an appropriately qualified engineer as having been constructed in accordance 
with the approved design on or off site. 

 
22. Car Parking Spaces 

 
Sixty car parking spaces shall be designed, constructed and made available to all users of 
the site in accordance with Australian Standards 2890.1, 2 and 6 (as amended). 
 
23. Shoring and Adequacy of Adjoining Property 
 
If the development referred to in this development consent involves an excavation that 
extends below the level of the base of the footings of a building on adjoining land, the person 
having the benefit of the development consent must at the person’s own expense:  

 
a.  Protect and support the adjoining premises from possible damage from the 

excavation, and 
 
b.  Where necessary, underpin the adjoining premises to prevent any such 

damage. 
 

This condition does not apply if the person having the benefit of the development consent 
owns the adjoining land or the owner of the adjoining land has given consent in writing to 
that condition not applying. 

 
24. Rain Water Tank(s) 
  
Rain water tank/s shall be installed on site for the collection and storage of stormwater for 
irrigation and reuse purposes (eg the flushing of toilets), in accordance with the approved 
plans. 

 
25. Security 
 

a. Residents shall have access to the residential car park via a remote unit 
attached permanently to all authorised residents’ vehicles. 

 
b. Letterboxes shall be positioned so that they can only be opened from a 

controlled electronically accessible private space. 
 
c. Public and private space shall be delineated using signage. 
 
d. The car park shall have white or light coloured painted ceilings, and shall 

have CCTV installed. 
 
e. All walls shall be designed to limit graffiti and allow for its easy removal. 
 
f. The basement car park shall have signage advising residents and visitors to 

take their valuables with them. 
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g. After hours public access to the commercial and visitor car parking area 

(within the level 1 basement) shall be controlled remotely via an intercom 
system within each apartment. 

 
26. Retaining Walls 
 
Should any retaining walls be required at the rear of the site due to difference in ground 
levels between the subject site and the adjoining multi-dwelling complex, any such retaining 
walls shall be located a minimum of 0.45 metres from the property boundary. Any space 
between the retaining wall and the property boundary shall be at the same ground level as 
the adjoining property, and shall be fully landscaped. 

 
27. Construction Certificate 
 
Prior to the commencement of any works that require a construction certificate: 

 
a. the applicant shall obtain a construction certificate for the particular works; 
b. the applicant shall appoint a principal certifying authority; and  
c. the private certifying authority shall notify Council of their appointment no less 

than two days prior to the commencement of any works. 
 
PRIOR TO THE ISSUE OF A CONSTRUCTION CERTIFICATE 
 
The following conditions of consent must be complied with prior to the issue of a construction 
certificate by either Campbelltown City Council or an accredited certifier. All necessary 
information to comply with the following conditions of consent must be submitted with the 
application for a construction certificate. 
28. Design Quality Certification 
 
Prior to the issue of a construction certificate, a qualified designer shall provide a statement 
to the principal certifying authority, verifying that the plans and specifications achieve or 
improve the design quality of the development for which development consent was granted, 
having regard to the design quality principles. 
 
Should the construction certificate plans involve any changes to the facades of the building, 
consent shall be sought from Council. 
 
29. Utility Servicing Provisions 

 
Prior to Council or an accredited certifier issuing a construction certificate, the applicant shall 
obtain a letter from both the relevant electricity authority and the relevant 
telecommunications authority stating that satisfactory arrangements have been made to 
service the proposed development. 
 
In addition, written confirmation from the relevant electricity provider shall be provided, 
consenting to the proposed relocation of the power pole. 
 
Note: The applicant should also contact the relevant water servicing authority to determine 
whether the development will affect the authorities water or sewer infrastructure. 
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30. Geotechnical Report 
 

Prior to Council or an accredited certifier issuing a construction certificate, a geotechnical 
report prepared by a NATA registered laboratory, shall be submitted stating that the land will 
not be subject to subsidence, slip, slope failure or erosion, where proposed excavation 
and/or filling exceeds 900mm in depth, or where the land is identified as having previously 
been filled. 
 
In addition to the above, geotechnical report shall outline the actions to be taken to address 
the site specific salinity issues. 

 
31. Soil and Water Management Plan 

 
Prior to Council or an accredited certifier issuing a construction certificate, a detailed soil and 
water management plan shall be submitted for approval. 

 
32. Traffic Committee 

 
Prior to Council or an accredited certifier issuing a construction certificate, the applicant shall 
submit plans and obtain approval from Council's Local Traffic Committee for any proposals 
for the construction of prescribed traffic control devices and traffic control facilities and all 
associated line marking and/or sign posting. 
 
This includes the requirements for: 

 
• No Parking' signs along the frontage of the development to King Street to restrict 

vehicle parking during garbage and recycling collection times on a weekly basis. 
The restrictions shall not allow for vehicle parking along the kerbside along the 
front property boundary during the day of bin collection; 

 
33. Construction Traffic/Pedestrian Management Plan 
 
Prior to Council or an accredited certifier issuing a construction certificate, the applicant shall 
submit to Council for approval, separate Construction Traffic/Pedestrian Management Plans 
(CTMP’s) for the demolition, excavation and construction stages of the development. 
 
The CTMP’s shall include, but not be limited to, the following details; 

 
a)  The staging and timing of the construction works. 
b)  Perimeter fencing and hoarding requirements. 
c)  Locations of temporary vehicular entry points to the site. 
d)  Provisions for pedestrian traffic and any diversions that are proposed. 
e)  Hoisting arrangements for cranes, travel towers or lift operations. 
f)  The number and type of vehicles to be used during the demolition stage, their 

proposed routes, turning paths and parking arrangements. 
g)  Work zone, Road Occupancy and Standing Plant application requirements, if 

proposed. 
h)  Traffic control associated with road occupancy and standing plant. 
i)   Waste collection areas. 
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In preparing the CTMP’s, the applicant shall address all relevant NSW road rules and 
consideration shall be given to public notification. 
 
Copies of the approved CTMP’s shall be kept on site for the duration of the works, in 
accordance with Work Cover Authority requirements and copies shall also be forwarded to 
Council for its records. 
 
Council reserves the right to request modification to the CTMP’s during the development 
works, in order to maintain adequate and safe management of vehicular and pedestrian 
traffic. 
 
34. Traffic Control Plans 

 
Prior to Council or an accredited certifier issuing a construction certificate, the applicant shall 
prepare a Traffic Control Plan (TCP) in accordance with the RMS manual "Traffic Control at 
Work Sites" and Australian Standard AS 1742.3 (as amended) and obtain approval from an 
accredited person. A copy of the approved TCP shall be kept on site for the duration of the 
works, in accordance with Work Cover Authority requirements and a copy shall be submitted 
to Council for its records. 

 
35. Stormwater Management Plan (Development) 

 
Prior to Council or an accredited certifier issuing a construction certificate, a plan indicating 
all engineering details and calculations relevant to the site regrading and the collection and 
disposal of stormwater from the site, building/s and adjacent catchment, shall be submitted 
for approval. 
 
Floor levels of the proposed building shall be RL 72.95m AHD minimum.  
 
Stormwater shall be conveyed from the site to the nearest Council stormwater system in 
King Street via a minimum of 375mm diameter reinforcement concrete pipe. All the details of 
the proposed works in the road reserve shall be submitted with relevant fees to Council for 
approval. 

 
All proposals shall comply with the requirements detailed in the Campbelltown City Council 
Engineering Design Guide for Development (as amended). 

 
36. Basement Carpark 
 
Prior to Council or an accredited certifier issuing a construction certificate, the applicant shall 
ensure that the basement car park complies with the requirements detailed in Section 4.13.8 
of the Campbelltown City Council Engineering Design Guide for Development (as amended). 
 
37. Pumpout System 
 
A backflow prevention device shall be installed into the pumpout system proposed for the 
basement carpark. 
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38. Dilapidation Report   

 
Prior to Council or an accredited certifier issuing a construction certificate, the applicant shall 
submit a dilapidation report for all buildings and public areas/roads in the vicinity of the 
subject works and for any other infrastructure that may be affected by the works on the 
subject site. 

 
39. Work on Public Land 

 
Prior to Council or an accredited certifier issuing a construction certificate, the applicant shall 
obtain written approval from Council for any proposed work on public land.  Inspection of this 
work shall be undertaken by Council at the applicant’s expense and a compliance certificate, 
approving the works, shall be obtained from Council prior to the principal certifying authority 
issuing an occupation certificate. 

 
40. New Concrete Footpath 
 
The verge area to the front of the site shall be concreted from the rear of the kerb through to 
the property boundary for the full site frontage on King Street. The existing footpath shall be 
removed as part of these works and a new footpath shall be constructed in accordance with 
the requirements detailed in the Campbelltown City Council Engineering Design Guide for 
Development (as amended).  
 
Detailed plans shall be submitted to Council and written approval of the works obtained from 
Council prior to issue of a construction certificate. All inspections of works on public lands 
are to be carried out by a Council Development Engineer. 

 
41. Clearance to Services 
 
The proposed vehicular crossing shall be located clear of the existing services located on 
the road reserve to the distances recommended in the Council specifications. 
 
42. Section 94A Developer Contribution - Community Facilities and Services 

 
Prior to Council or an accredited certifier issuing a Complying Development Certificate or a 
Construction Certificate (or where a Construction Certificate is not required, a Subdivision 
Certificate), the applicant shall provide a receipt for the payment to Council of a community 
facilities and services contribution in accordance with the provisions of the Campbelltown 
City Council Section 94A Development Contributions Plan. 
 
For the purposes of calculating the required S94A contribution, where the value of the total 
development cost exceeds $100,000, the applicant is required to include with the application 
for the respective certificate, a report setting out a cost estimate of the proposed 
development in accordance with the following: 
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• where the value of the proposed development is greater than $100,000 but less 

than $500,000, provide a Cost Summary Report by a person who, in the opinion 
of the Council, is suitably qualified to provide a Cost Summary Report (Cost 
Summary Report Template 1). All Cost Summaries will be subject to indexation 
on a quarterly basis relative to the Consumer Price Index - All Groups (Sydney) 
where the contribution amount will be based on the indexed value of the 
development applicable at the time of payment; or 

 
• where the value of the proposed development is $500,000 or more, provide a 

detailed development cost report completed by a quantity surveyor who is a 
registered member of the Australian Institute of Quantity Surveyors (Quantity 
Surveyors Estimate Report Template 2). Payment of contribution fees will not be 
accepted unless the amount being paid is based on a Quantity Surveyors 
Estimate Report (QS Report) that has been issued within 90 days of the date of 
payment. Where the QS Report is older than 90 days, the applicant shall provide 
an updated QS Report that has been indexed in accordance with clause 25J(4) 
of the Environmental Planning and Assessment Regulation 2000 to ensure 
quarterly variations in the Consumer Price Index All Group Index Number for 
Sydney have been incorporated in the updated QS Report. 

 
Copies of the Cost Summary Report - Template 1 and the Quantity Surveyors Estimate 
Report - Template 2 are located under Developer Contributions on Council's web site 
(www.campbelltown.nsw.gov.au) or can be collected from Council's Planning and 
Environment Division during normal business hours. 
 
On calculation of the applicable contributions, all amounts payable will be confirmed by 
Council in writing. 
 
Payment of Section 94A Developer Contributions will only be accepted by way of Cash, 
Credit Card or Bank Cheque issued by an Australian bank. Payment by any other means will 
not be accepted unless otherwise approved in writing by Council. 
 
Note: This condition is only applicable where the total development value exceeds 
$100,000. 
 
43. Design for Access and Mobility 
 
Prior to Council or an accredited certifier issuing a Construction Certificate, the applicant 
shall demonstrate by way of detailed design, compliance with the relevant access 
requirements of the BCA and AS 1428 – Design for Access and Mobility. 
 
44. Telecommunications Infrastructure 
 

a. If the development is likely to disturb or impact upon telecommunications 
infrastructure, written confirmation from the service provider that they have 
agreed to proposed works must be submitted to the Principal Certifying Authority 
prior to the issue of a Construction Certificate or any works commencing, 
whichever occurs first; and 
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b. The arrangements and costs associated with any adjustment to 

telecommunications infrastructure shall be borne in full by the 
applicant/developer. 

 
45. Sydney Water 
 
Prior to Council or an accredited certifier issuing a construction certificate, the approved 
plans must be submitted to Sydney Water via the Sydney Water Tap In service, to determine 
whether the development will affect any Sydney Water wastewater and water mains, 
stormwater drains and/or easements, and if any requirements need to be met. An approval 
receipt will be issued if the building plans have been approved. The approval receipt shall be 
submitted to the Principal Certifying Authority prior to Council or an accredited certifier 
issuing a construction certificate. 
 
The Sydney Water Tap In service can be accessed at www.sydneywater.com.au. 
PRIOR TO THE COMMENCEMENT OF ANY WORKS 
 
The following conditions of consent have been imposed to ensure that the administration 
and amenities relating to the proposed development comply with all relevant requirements.  
These conditions are to be complied with prior to the commencement of any works on site. 
46. Erosion and Sediment Control 
 
Prior to the commencement of any works on the land, adequate/approved erosion and 
sediment control measures shall be fully installed/implemented. 
 
47. Erection of Construction Sign 
 
Prior to the commencement of any works on the land, a sign/s must be erected in a 
prominent position on the site: 

 
a. Showing the name of the principal contractor (if any) for any building work and 

a telephone number on which that person may be contacted outside working 
hours  

 
b. Stating that unauthorised entry to the work site is prohibited 
 
c. Pollution warning sign promoting the protection of waterways (issued by 

Council with the development consent) 
 
d. Stating the approved construction hours in which all works can occur 
 
e. Showing the name, address and telephone number of the principal certifying 

authority for the work. 
 

Any such sign/s is to be maintained while the building work, subdivision work or demolition 
work is being carried out, but must be removed when the work has been completed. 
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48. Toilet on Construction Site 

 
Prior to the commencement of any works on the land, toilet facilities are to be provided, at or 
in the vicinity of the work site on which work involved in the erection or demolition of a 
building is being carried out, at the rate of one toilet for every 20 persons or part thereof.  
Each toilet provided must be a standard flushing toilet and be connected to: 

 
a. A public sewer, or 
 
b. If connection to a public sewer is not practicable, to an accredited sewage 

management facility approved by Council, or 
 
c. If connection to a public sewer or an accredited sewage management facility is 

not practicable, to some other management facility approved by Council. 
 
49. Trade Waste 

 
Prior to the commencement of any works on the land, a trade waste facility shall be provided 
on-site to store all waste pending disposal. The facility shall be screened, regularly cleaned 
and accessible to collection vehicles. 

 
50. Vehicular Access during Construction 

 
Prior to the commencement of any works on the land, a single vehicle/plant access to the 
site shall be provided, to minimise ground disturbance and prevent the transportation of soil 
onto any public road system. Single sized aggregate, 40mm or larger and placed 150mm 
deep, extending from the kerb and gutter to the property boundary, shall be provided as a 
minimum requirement. 

 
51. Demolition Works 

 
Demolition works shall be carried out in accordance with the following: 

 
a. Prior to the commencement of any works on the land, a detailed demolition work 

plan designed in accordance with Clause 1.7.3 of Australian Standard AS 2601-
2001 – The Demolition of Structures, prepared by a suitably qualified person with 
suitable expertise or experience, shall be submitted to and approved by Council 
and shall include the identification of any hazardous materials, method of 
demolition, precautions to be employed to minimise any dust nuisance and the 
disposal methods for hazardous materials. 

 
b. Prior to commencement of any works on the land, the demolition Contractor(s) 

licence details must be provided to Council. 
 
c. The handling or removal of any asbestos product from the building/site must be 

carried out by a NSW WorkCover licensed contractor irrespective of the size or 
nature of the works. Under no circumstances shall any asbestos on site be 
handled or removed by a non-licensed person. The licensed contractor shall 
carry out all works in accordance with NSW WorkCover requirements. 
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d. An appropriate fence preventing public access to the site shall be erected for the 

duration of demolition works 
 
e. Immediately prior to the commencement of the demolition or handling of any 

building or structure that contains asbestos, the applicant shall request that the 
principal certifying authority attend the site to ensure that all appropriate safety 
measures are in place. The applicant shall also notify the occupants of the 
adjoining premises and WorkCover NSW prior to the commencement of any 
works. 

 
52. Hoarding/Fence 

 
Prior to the commencement of any works, a hoarding or fence must be erected between the 
work site and a public place if the work involved in the development is likely to cause 
pedestrian or vehicular traffic in a public place to be obstructed or rendered inconvenient, or 
if the building involves the enclosure of a public place in accordance with WorkCover 
requirements. 
 
The work site must be kept lit between sunset and sunrise if it is likely to be hazardous to 
persons in the public place. 
 
A separate land use application under Section 68 of the Local Government Act 1993 shall be 
submitted to and approved by Council prior to the erection of any hoarding on public land. 
 
DEVELOPMENT REQUIREMENTS DURING CONSTRUCTION 
 
The following conditions of consent have been imposed to ensure that the administration 
and amenities relating to the proposed development comply with all relevant requirements.  
These conditions are to be complied with during the construction of the development on site. 
53. Construction Work Hours 
 
All work on site shall only occur between the following hours: 

 
Monday to Friday 7.00am to 6.00pm 
Saturday 8.00am to 5.00pm 
Sunday and public holidays No Work. 
 

54. Erosion and Sediment Control 
 

Erosion and sediment control measures shall be provided and maintained throughout the 
construction period, in accordance with the requirements of the manual – Soils and 
Construction (2004) (Bluebook), the approved plans, Council specifications and to the 
satisfaction of the principal certifying authority.  The erosion and sedimentation control 
devices shall remain in place until the site has been stabilised and revegetated. 

 
Note:  On the spot penalties up to $1500 will be issued for any non-compliance with 
this requirement without any further notification or warning. 
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55. Work Zones 
 
All loading, unloading and other activities undertaken during construction shall be 
accommodated on the development site. 
 
Where it is not practical to load, unload or undertake specific activities on the site during 
construction, the provision of a Work Zone external to the site may be approved by Council 
following an application being submitted to Council’s Traffic Unit outlining the proposal for 
the work zone.  The application is required to be made prior to the commencement of any 
works and is to include a suitable Traffic/Pedestrian Management and Control Plan’ for the 
area of the work zone that will be affected. All costs of approved traffic/pedestrian control 
measures, including relevant fees, shall be borne by the applicant. 
 
56. Excavation and Backfilling 

 
All excavations and backfilling associated with the approved works must be executed safely 
and in accordance with appropriate professional standards.  All excavations must be 
properly guarded and protected to prevent them from being dangerous to life or property. 
 
If an excavation associated with the approved works extends below the level of the base of 
the footings of a building on an adjoining allotment of land, the person causing the 
excavation to be made: 

 
a. Must preserve and protect the building from damage; and 
 
b. If necessary, must underpin and support the building in an approved manner, 

and 
 
c. Must, at least seven days before excavating below the level of the base of the 

footings of a building on an adjoining allotment of land, give notice of intention 
to do so to the owner of the adjoining allotment of land and furnish particulars 
of the excavation to the owner of the building being erected or demolished. 

 
The owner of the adjoining allotment of land is not liable for any part of the cost of work 
carried out, whether carried out on the allotment of land being excavated or on the adjoining 
allotment of land. 

 
57. Dust Nuisance 

 
Measures shall be implemented to minimise wind erosion and dust nuisance in accordance 
with the requirements of the manual – Soils and Construction (2004) (Bluebook).  
Construction areas shall be treated/regularly watered to the satisfaction of the principal 
certifying authority. 

 
58. Certification of Location of Building during Construction 

 
Prior to the positioning of wall panels/ bricks or block work, the applicant shall submit to the 
principal certifying authority a qualified practicing surveyor’s certificate showing the 
boundaries of the allotment, distances of walls and footings from the boundaries, and the 
dimensions of the building. 
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59. Certification of Location of Building upon Completion 

 
Upon completion of the building, the applicant shall submit to the principal certifying authority 
a qualified practicing surveyors certificate showing the boundaries of the allotment, distances 
of walls and footings from boundaries. 

 
60. Certification of Levels of Building during Construction 

 
Prior to the placement of any concrete of the basement/ground floor slab, the applicant shall 
submit to the principal certifying authority a qualified practicing surveyor’s certificate showing 
that the formwork levels are in accordance with the approved plan. 

 
61. Floor Level 
 
The floor level of all habitable areas shall be at RL 72.95m AHD minimum.  
 
All regraded areas shall be free draining with a minimum grade of 2 per cent falling away 
from the building. Regraded areas shall not direct flows into adjoining lots. 

 
62. Excess Material 

 
All excess material is to be removed from the site.  The spreading of excess material or 
stockpiling on site will not be permitted without prior written approval from Council. 
 
63. Public Safety 

 
Any works undertaken in a public place are to be maintained in a safe condition at all times.  
In this regard, the applicant shall ensure that a safe, fully signposted passage, minimum 1.2 
metres wide, separated from the works and moving vehicles by suitable barriers and lights, 
is maintained for pedestrians, including disabled pedestrians, at all times. The applicant shall 
ensure that traffic control is undertaken and maintained strictly in accordance with AS 
1742.3, the requirements set out in the State Roads Authority manual Traffic Control at Work 
Sites (as amended), all applicable Traffic Management and/or Traffic Control Plans. The 
contractor shall also ensure that all WorkCover Authority requirements are complied with. 
Council may at any time and without prior notification make safe any such works that be 
considered to be unsafe, and recover all reasonable costs incurred from the applicant. 
 
64. Compliance with Council Specification 

 
All design and construction work shall be in accordance with:  

 
a. Council's specification for Construction of Subdivisional Road and Drainage 

Works (as amended); 
 
b. Campbelltown (Sustainable City) DCP (as amended) and Campbelltown City 

Council Engineering Design Guide for Development (as amended); 
 
c. Soils and Construction (2004) (Bluebook); and 
 
d. Relevant Australian standards and State Government publications. 
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65. Kerb and Gutter 

 
The applicant shall re-construct all damaged kerb and gutter, adjacent to the site, in King 
Street. All works shall be in accordance with Council’s Specification for Construction of 
Subdivisional Road and Drainage Works (as amended) and with the design requirements 
detailed in the Campbelltown City Council Engineering Design Guide for Development (as 
amended). 

 
66. Footpath 

 
Prior to the principal certifying authority issuing an occupation certificate, the footpath 
adjoining the subject site shall be constructed in accordance with the approved plans. All the 
works shall be complied with Council's Specification for Construction of Subdivisional Road 
and Drainage Works (as amended) and the design requirements detailed in the 
Campbelltown (Sustainable City) DCP (as amended) and Campbelltown City Council 
Engineering Design Guide for Development (as amended) to the satisfaction of Council. The 
footpath formation may need to be extended beyond the site boundaries, to provide an 
acceptable transition to the existing footpath levels. The footpath shall extend up to the 
property boundary. 

 
67. Industrial/Commercial Driveway and Layback Crossing 

 
The applicant shall provide a reinforced concrete footpath crossing and layback at the 
entrance to the property, in accordance with Council's Industrial/Commercial Vehicle 
Crossing Specification and the Campbelltown City Council Engineering Design Guide for 
Development (as amended). 
 
A separate application for this work, which will be subject to a crossing inspection fee and 
inspections by Council, must be lodged with Council prior to pouring the concrete. Where 
necessary, conduits shall be provided under the footpath crossing, in accordance with the 
relevant service authority’s requirements. 
 
68. Associated Works 

 
The applicant shall undertake any works external to the development, that are made 
necessary by the development, including additional road and drainage works or any civil 
works directed by Council, to make a smooth junction with existing work. 

 
69. Redundant Laybacks 

 
All redundant laybacks shall be reinstated as conventional kerb and gutter, in accordance 
with Council's Specification for Construction of Subdivisional Road and Drainage Works (as 
amended) and the design requirements detailed in the Campbelltown City Council 
Engineering Design Guide for Development (as amended). All concrete area in footpath 
associated with redundant vehicle crossings shall be removed and reinstated with turf. 
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70. Completion of Construction Works 

 
Unless otherwise specified in this consent, all construction works associated with the 
approved development shall be completed within 12 months of the date of the notice of the 
intention to commence construction works under Section 81A of the Act.   
 
In the event that construction works are not continually ongoing, the applicant shall 
appropriately screen the construction site from public view with architectural devices and 
landscaping to Council's written satisfaction. 
PRIOR TO THE ISSUE OF AN OCCUPATION CERTIFICATE 
 
The following conditions of consent must be complied with prior to the issue of an occupation 
certificate by either Campbelltown City Council or an accredited principal certifying authority.  
All necessary information to comply with the following conditions of consent must be 
submitted with the application for an occupation certificate. 
 
Note: Under this subheading, for the purpose of issuing an occupation certificate, any 
reference to occupation certificate shall also be taken to mean interim occupation certificate. 
71. Design Quality Certification 
 
Prior to the issue of an occupation certificate, a qualified designer shall provide the principal 
certifying authority with a statement verifying that the development achieves the design 
quality of the development as shown in the plans and specifications in respect of which the 
construction certificate was issued, having regard to the design quality principles. 
 
Should any changes to the facades of the building be required during construction, consent 
shall be sought from Council. 
 
72. Section 73 Certificate 
 
Prior to the principal certifying authority issuing an occupation certificate (or subdivision 
certificate, whichever shall occur first), a Section 73 Compliance Certificate under the 
Sydney Water Act 1994 must be obtained from Sydney Water Corporation. Early application 
for the certificate is suggested as this can also impact on other services and building, 
driveway or landscape design.  
 
Application must be made through an authorised Water Servicing Coordinator.  
 
For help either visit www.sydneywater.com.au > Building and developing > Developing your 
Land > Water Servicing Coordinator or telephone 13 20 92.  
 
The Section 73 Certificate must be submitted to the Principal Certifying Authority prior to the 
issue of an occupation certificate. 
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73. Completion of External Works Onsite 

 
Prior to the principal certifying authority issuing an occupation certificate, all external works, 
repairs and renovations detailed in the schedule of treatment/finishes, landscaping, 
driveways, fencing and retaining walls to be completed to the satisfaction of the principal 
certifying authority. 

 
74. Works as Executed Plans 

 
Prior to the principal certifying authority issuing an occupation certificate the applicant shall 
submit to Council two copies of a work as executed plan, certified by a qualified surveyor, 
which has been prepared in accordance with the requirements detailed in Council's 
Specification for Construction of Subdivisional Road and Drainage Works (as amended) and 
the Campbelltown City Council Engineering Design Guide for Development (as amended). 

 
75. Restoration of Public Roads 

 
Prior to the principal certifying authority issuing an  occupation certificate, the restoration of 
public road and associated works required as a result of the development shall be carried 
out by Council and all costs shall be paid by the applicant. 

 
76. Public Utilities 

 
Prior to the principal certifying authority issuing an occupation certificate, any adjustments to 
public utilities, required as a result of the development, shall be completed to the satisfaction 
of the relevant authority and at the applicant's expense. 

 
77. Line Marking/Sign Posting Documentation (development) 

 
Prior to the principal certifying authority issuing an occupation certificate, the applicant shall 
submit to Council, for the Local Traffic Committee’s records, two copies of the work as 
executed plans for the line marking / sign posting, undertaken in relation to the development. 
The information shown on the plan shall be in accordance with the recommendations of the 
Traffic Committee and shall note the date/s of installation. 

 
78. BASIX 

 
Prior to the principal certifying authority issuing an occupation certificate, completion of all 
requirements listed in the relevant BASIX certificate for the subject development shall be 
completed/installed. 

 
79. Council Fees and Charges 

 
Prior to the principal certifying authority issuing an occupation certificate, the applicant shall 
obtain written confirmation from Council that all applicable Council fees and charges 
associated with the development have been paid in full.  Written confirmation will be 
provided to the applicant following Council's final inspection and satisfactory clearance of the 
public area adjacent the site. 
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80. Consolidation of Allotment 

  
Prior to Council or an accredited certifier issuing any Occupation Certificate, the applicant 
shall provide evidence that the allotments that are the subject of the application have been 
consolidated. The registered plan of consolidation as endorsed by the Registrar General 
shall be submitted to Council for information. Should the allotments be affected by 
easements, restrictions, or covenants, for which Council is the relevant authority to release, 
vary or modify, then the plan of consolidation must be endorsed by Council prior to 
lodgement with Land and Property Information NSW. 

 
81. Street Trees 
 
Prior to the issue of an occupation certificate, the applicant shall liaise with Council’s 
Technical Services section regarding the species and specifications for the street trees along 
King Street, and the trees shall be installed in accordance with the approved plans at the full 
cost of the applicant. 
 
82. Awning - Public Liability Insurance 
 
A copy of valid public liability insurance cover for the value of $20,000,000 (twenty million 
dollars) or as adjusted by Council, indemnifying Council from all and any claims arising from 
an incident caused or associated with the awning over public land or operations/activities 
carried out within the public domain in accordance with the approved use shall be sent to 
Council's Property Services Section prior to the issue of an occupation certificate.  
 
In addition, a copy of such insurance shall be sent annually to Council's Property Services 
Section within seven days of the commencement of the period of insurance, or insurance 
renewal.  
 
The applicant shall maintain public liability risk insurance, indemnifying Council as a result of 
any public liability action within the area between the front property boundary of the premises 
and the kerb line of the street for the full frontage of the shop premises and which notes 
Council’s respective rights and interest. This policy is to be kept current at all times and a 
copy shall be provided to Council annually.  
 
The value of the public liability insurance cover will be reviewed by Council on an annual 
basis and where Council deem it necessary to vary the amount of cover required, any 
subsequent policy taken out will need to be of an equal or greater amount to that set by 
Council following its review. In this regard, prior to the applicant applying for an annual 
renewal of the public liability insurance cover, the applicant is to contact the Council's 
Property Services Section to confirm the current value of the public liability insurance cover 
required. 

 
83. Structural Engineering Certificate - Awning 
 
Prior to the principal certifying authority issuing an occupation certificate, a certificate shall 
be obtained from a practising structural engineer certifying that the awning over public land 
has been erected in compliance with the approved drawings and is structurally adequate. 
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In addition, every ten years the applicant shall provide an updated certificate from a 
practising structural engineer certifying that the awning is compliant with industry standards 
and is structurally adequate. 
 
PRIOR TO THE ISSUE OF A SUBDIVISION CERTIFICATE 
 
The following conditions of consent must be complied with prior to the issue of a subdivision 
certificate by either Campbelltown City Council or an accredited principal certifying authority.  
All necessary information to comply with the following conditions of consent must be 
submitted with the application for a subdivision certificate. 
 
84. Subdivision Certificate 
  
Prior to the principal certifying authority issuing a subdivision certificate, a final occupation 
certificate is required to be issued for all buildings on the land. 
 
85. Visitor Car Parking Spaces 
 
The visitor car parking spaces shall be shown as common property on the strata plan and 
shall not be separately allocated to any apartments, leased, sold or otherwise. 
 
86. Service Authorities 

 
Prior to the principal certifying authority issuing a subdivision certificate, two copies of all 
servicing plans shall be forwarded to Council in accordance with the following: 
 
Written advice from Sydney Water, Integral Energy and where applicable the relevant gas 
company, shall be submitted, stating that satisfactory arrangements have been made for the 
installation of either service conduits or street mains in road crossings, prior to the 
construction of the road pavement.  All construction work shall conform to the relevant 
authorities specification/s. 
 
The final seal shall be deferred pending installation of all services.  In this regard the 
applicant shall provide a temporary seal and lodge with Council as security, the amount to 
be determined by Council, to cover the cost of trench restoration by Council and the 
placement of the final asphaltic concrete seal. 
ADVISORY NOTES 
 
The following information is provided for your assistance to ensure compliance with the 
Environmental Planning and Assessment Act 1979, Environmental Planning and 
Assessment Regulation 2000, other relevant Council Policy/s and other relevant 
requirements.  This information does not form part of the conditions of development consent 
pursuant to Section 80A of the Act. 
Advice 1. Environmental Planning and Assessment Act 1979 Requirements 
 
The Environmental Planning and Assessment Act 1979 requires you to: 
 
a. Obtain a construction certificate prior to the commencement of any works.  Enquiries 

regarding the issue of a construction certificate can be made to Council’s Customer 
Service Centre on 4645 4000. 



Ordinary Meeting 22/11/2016 Page 256 
8.4 Demolition Of Two Existing Single Storey Buildings And Construction Of A Mixed Use 

Residential Commercial Building Containing 44 Apartments At Nos. 15-17 King Street, 
Campbelltown 

 
 

 
 
 
 

 
b. Nominate a principal certifying authority and notify Council of that appointment prior to 

the commencement of any works. 
 
c. Give Council at least two days notice prior to the commencement of any works. 
 
d. Have mandatory inspections of nominated stages of the construction inspected. 
 
e. Obtain an occupation certificate before occupying any building or commencing the use 

of the land. 
 
Advice 2. Tree Preservation Order 
 
To ensure the maintenance and protection of the existing natural environment, you are not 
permitted to ringbark, cut down, top, lop, remove, wilfully injure or destroy a tree outside 
three metres of the building envelope unless you have obtained prior written consent from 
Council.  Fines may be imposed if you choose to contravene Council’s Tree Preservation 
Order. 
 
A tree is defined as a perennial plant with self supporting stems that are more than three 
metres or has a trunk diameter more than 150mm measured one metre above ground level, 
and excludes any tree declared under the Noxious Weeds Act (NSW). 
 
Advice 3. Provision of Equitable Access 
 
Nothing in this consent is to be taken to imply that the development meets the requirements 
of the Disability Discrimination Act 1992 (DDA1992) or Disability (Access to Premises – 
Buildings) Standards 2010 (Premises Standards). 
 
Where a Construction Certificate is required for the approved works, due regard is to be 
given to the requirements of the Building Code of Australia (BCA) and the Premises 
Standards. In this regard it is the sole responsibility of the certifier, building developer and 
building manager to ensure compliance with the Premises Standards. 
 
Where no building works are proposed and a Construction Certificate is not required, it is the 
sole responsibility of the applicant and building owner to ensure compliance with the 
DDA1992.  
 
Advice 4. Smoke Alarms 
 
From 1 May 2006 all NSW residents must have at least one working smoke alarm installed 
on each level of their home. This includes owner occupier, rental properties, relocatable 
homes and any other residential building where people sleep. 
 
The installation of smoke alarms is required to be carried out in accordance with AS 3786.  
The licensed electrical contractor is required to submit to the Principal Certifying Authority a 
certificate certifying compliance with AS 3000 and AS 3786. 
 
Advice 5. Buried Waste 
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Should buried materials/wastes or the like be uncovered during the excavation of footings or 
trenches on site works, Council is to be contacted immediately for advice on the 
treatment/removal methods required to be implemented. 
 
Advice 6. Covenants 
 
The land upon which the subject building is to be constructed may be affected by restrictive 
covenants. Council issues this approval without enquiry as to whether any restrictive 
covenant affecting the land would be breached by the construction of the building, the 
subject of this permit.  Persons to whom this permit is issued must rely on their own 
enquiries as to whether or not the building breaches any such covenant. 
 
Advice 7. Inspection within Public Areas 
 
All works within public areas are required to be inspected at all stages of construction and 
approved by Council prior to the principal certifying authority releasing the Occupation 
Certificate. 
 
Advice 8. Adjustment to Public Utilities 

 
Adjustment to any public utilities necessitated by the development is required to be 
completed prior to the occupation of the premises and in accordance with the requirements 
of the relevant Authority.  Any costs associated with these adjustments are to be borne by 
the applicant. 
 
Advice 9. Strata Linen Plan and Copies 
 
Should Council be nominated as the principal certifying authority for the strata subdivision, 
an original linen plan, administration sheet and if required an original 88B Instrument 
together with four copies of each shall be submitted to Council prior to the release of the 
strata subdivision certificate. 
 
Note the administration sheet is required to include a schedule of lots and addresses in 
accordance with Section 60(c) SSI Regulation 2012. 
 
Advice 10. Linen Plan Checking Fee 
 
Where Council is the principal certifying authority a linen plan checking fee is payable on 
submission of the linen plan of subdivision to Council. The exact amount will be calculated at 
the rate applicable at the time of release of the linen plans for each lot of the subdivision 
including any residue lots. 
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Advice 11. Salinity 
 
Please note that Campbelltown is an area of known salinity potential.  As such any salinity 
issues should be addressed as part of the construction certificate application. Further 
information regarding salinity management is available within Campbelltown (Sustainable 
City) DCP (as amended) and Campbelltown City Council Engineering Design Guide for 
Development (as amended). 
 
Advice 12. Asbestos Warning 
 
Should asbestos or asbestos products be encountered during construction or demolition 
works you are advised to seek advice and information prior to disturbing the material. It is 
recommended that a contractor holding an asbestos-handling permit (issued by WorkCover 
NSW), be engaged to manage the proper disposal and handling of the material. Further 
information regarding the safe handling and removal of asbestos can be found at: 
 

www.environment.nsw.gov.au 
www.nsw.gov.au/fibro 
www.adfa.org.au 
www.workcover.nsw.gov.au 

 
Alternatively, call WorkCover Asbestos and Demolition Team on 8260 5885. 
 
Advice 13. Dial before you Dig 
 
Underground assets may exist in the area that is subject to your application. In the interests 
of health and safety and in order to protect damage to third party assets please contact Dial 
before you dig at www.1100.com.au or telephone on 1100 before excavating or erecting 
structures (This is the law in NSW). If alterations are required to the configuration, size, form 
or design of the development upon contacting the Dial before you dig service, an 
amendment to the development consent (or a new development application) may be 
necessary. Individuals owe asset owners a duty of care that must be observed when working 
in the vicinity of plant or assets. It is the individual’s responsibility to anticipate and request 
the nominal location of plant or assets on the relevant property via contacting the Dial before 
you dig service in advance of any construction or planning activities. 
 
Advice 14. Telecommunications Act 1997 (Commonwealth) 
 
Telstra (and its authorised contractors) are the only companies that are permitted to conduct 
works on Telstra’s network and assets. Any persons interfering with a facility or installation 
owned by Telstra is committing an offence under the Criminal Code Act 1995 (Cth) and is 
liable for prosecution. 
 
Furthermore, damage to Telstra’s infrastructure may result in interruption to the provision of 
essential services and significant costs. If you are aware of any works or proposed works 
which may affect or impact on Telstra’s assets in any way, you are required to contact: 
Telstra’s Network Integrity Team on phone number 1800 810 443. 

END OF CONDITIONS 
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ATTACHMENT 2 
 

 
  



Ordinary Meeting 22/11/2016 Page 260 
8.4 Demolition Of Two Existing Single Storey Buildings And Construction Of A Mixed Use 

Residential Commercial Building Containing 44 Apartments At Nos. 15-17 King Street, 
Campbelltown 

 
 

 
 
 
 

ATTACHMENT 3 
 

 
  



Ordinary Meeting 22/11/2016 Page 261 
8.4 Demolition Of Two Existing Single Storey Buildings And Construction Of A Mixed Use 

Residential Commercial Building Containing 44 Apartments At Nos. 15-17 King Street, 
Campbelltown 

 
 

 
 
 
 

ATTACHMENT 4

 



Ordinary Meeting 22/11/2016 Page 262 
8.4 Demolition Of Two Existing Single Storey Buildings And Construction Of A Mixed Use 

Residential Commercial Building Containing 44 Apartments At Nos. 15-17 King Street, 
Campbelltown 

 
 

 
 
 
 



Ordinary Meeting 22/11/2016 Page 263 
8.4 Demolition Of Two Existing Single Storey Buildings And Construction Of A Mixed Use 

Residential Commercial Building Containing 44 Apartments At Nos. 15-17 King Street, 
Campbelltown 

 
 

 
 
 
 

 
  



Ordinary Meeting 22/11/2016 Page 264 
8.4 Demolition Of Two Existing Single Storey Buildings And Construction Of A Mixed Use 

Residential Commercial Building Containing 44 Apartments At Nos. 15-17 King Street, 
Campbelltown 

 
 

 
 
 
 

ATTACHMENT 5 

 
  



Ordinary Meeting 22/11/2016 Page 265 
8.5 Alterations To Existing Dwelling For Use As A Boarding House Containing Nine 

Boarding Rooms At No.21 Allman Street, Campbelltown 
 
 

 
 
 
 

 

8.5 Alterations to existing dwelling for use as a boarding house 
containing nine boarding rooms at No.21 Allman Street, 
Campbelltown   

 

Division 

City Development Division 
 

Reporting Officer 

Acting Manager Development Services 
 
 

Attachments 

1. Recommended conditions of consent (contained within this report) 
2. Locality plan (contained within this report) 
3. Site plan (contained within this report) 
4.  Ground floor plan (distributed under separate cover - confidential - for privacy reasons 

this plans is not available to the public) 
5. First floor plan (distributed under separate cover - confidential - for privacy reasons this 

plans is not available to the public) 
6.  Elevations (contained within this report) 
7. Notification map (contained within this report) 
8. Plan of Management (contained within this report) 
 

Purpose 

To assist Council in its determination of the subject development application in accordance 
with the provisions of the Environmental Planning and Assessment Act 1979 (EP&A Act). 
 
This development application is required to be reported to Council due to the nature of the 
proposed development (boarding house). 
 
Property Description Lot A DP 401947 21 Allman Street, CAMPBELLTOWN   

Application No 2750/2015/DA-BH 

Applicant Mr Samir Abdul Majid Alzaidi 

Owner Mr Samir Abdul Majid Alzaidi 

Provisions State Environmental Planning Policy (Affordable Rental Housing) 
2009 

Campbelltown (Urban Area) Local Environmental Plan 2002 

Draft Local Environmental Plan 2014 

Campbelltown (Sustainable City) Development Control Plan 2014 

Date Received 1 October 2015 
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Report 

A development application was lodged with Council on 1 October 2015 for alterations to an 
existing dwelling at 21 Allman Street Campbelltown for use as a boarding house containing 
nine boarding rooms. The site is located on the south-western side of Allman Street, and 
currently contains a two-storey dwelling, in-ground swimming pool and a freestanding 
garage. The site has an area of 1043sqm and is rectangular in shape and it is adjoined on all 
sides by single dwellings. Across Allman Street is a two storey multi-dwelling complex. 
Further north along Allman Street towards Moore-Oxley Bypass a two-storey multi-dwelling 
development is currently being constructed. Since October 2015 when the application was 
lodged, Council’s planning staff have been working with the applicant to achieve a layout 
and configuration that is now considered satisfactory in terms of functionality and occupant 
amenity. 
 
The proposed boarding house would contain nine boarding rooms with the size of the 
proposed boarding rooms varying between 12sqm and 16sqm. Based on the sizes of the 
rooms, the boarding house would have a capacity of 12 persons. One communal kitchen 
and two communal bathrooms would be provided. Two laundry areas would be provided on 
the ground floor. Two communal living areas are also proposed. The proposed boarding 
house would have two car parking spaces (one accessible car parking space within an 
existing garage and one in the existing driveway) and bicycle/motorcycle parking under an 
existing awning.  
 
1. Vision 
 
Campbelltown 2025 - Looking Forward 
 
Campbelltown 2025 Looking Forward is a statement of broad town planning intent for the 
longer term future of the City of Campbelltown that: 
 

• responds to what Council understands people want the City of 
Campbelltown to look, feel and function like 

• recognises likely future government policies and social and economic 
trends 

• sets down the foundations for a new town plan that will help achieve that 
future. 

 
The document establishes a set of strategic directions to guide decision making and 
development outcomes.  
 
The strategic direction relevant to this application is: 

 
• creating education, employment and entrepreneurial opportunities 
• development and land use that matches environmental capacity and 

capability. 
 

The application is consistent with the above strategic directions as the proposal would 
support the creation of employment opportunities as part of the construction of the 
development, and its built form would be sympathetic to the characteristics of the site and 
surrounding development. 
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2. Planning Provisions 
 
1.2 State Environmental Planning Policy (Affordable Rental Housing) 2009 
 
The proposed boarding house has been assessed against the relevant provisions of the 
State Environmental Planning Policy (Affordable Rental Housing) 2009. This assessment is 
presented below: 
 
Clause 26 - Land to which division applies (division of SEPP relating to boarding houses) 
 
This division applies to land within any of the following land use zones or within a land use 
zone that is equivalent to any of those zones:  
 

(a) Zone R1 General Residential 
(b) Zone R2 Low Density Residential 
(c) Zone R3 Medium Density Residential 
(d) Zone R4 High Density Residential 
(e) Zone B1 Neighbourhood Centre 
(f) Zone B2 Local Centre 
(g) Zone B4 Mixed Use 

 
The subject site is located within the 2(b) - Residential B Zone that applied at the time of the 
lodgement of the application, which is equivalent to the R2 Low Density Residential zone. 
The R2 Low Density Residential zone is listed above as being a zone within which this 
division of the Affordable Rental Housing SEPP applies. Therefore, this section of the SEPP 
applies to the subject land. 
 
Clause 27 - Development to which division applies 
 

(1) this division applies to development, on land to which this division applies, for the 
purposes of boarding houses 

 
(2) despite subclause (1), this division does not apply to development on land within 

Zone R2 Low Density Residential or within a land use zone that is equivalent to 
that zone in the Sydney region unless the land is within an accessible area 

 
(3) despite subclause (1), this division does not apply to development on land within 

Zone R2 Low Density Residential or within a land use zone that is equivalent to 
that zone that is not in the Sydney region unless all or part of the development is 
within 400 metres walking distance of land within Zone B2 Local Centre or Zone 
B4 Mixed Use or within a land use zone that is equivalent to any of those zones. 

 
This application proposes the construction of a boarding house, and the site is within an 
accessible area as defined by the SEPP. In this regard, the site is located within 400 metres 
walking distance of a bus stop on the 874 bus route, which operates the prescribed number 
of services under the definition of accessible area. The definition of walking distance also 
requires public footpaths between the site and the bus stop. In this regard, public footpaths 
are available between the site and the nearest bus stop, and therefore the subject site is 
within an accessible area. As such, this section of the SEPP applies to the subject 
development application. 
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Clause 29 - Standards that cannot be used to refuse consent 
 
Clause 29 of the SEPP outlines a range of development standards, which, if the proposed 
development complies with, means that Council cannot refuse the application on these 
grounds. An assessment of the proposal against these standards is outlined below: 
 

(1) A consent authority must not refuse consent to development to which this 
Division applies on the grounds of density or scale if the density and scale of the 
buildings when expressed as a floor space ratio are not more than:  

 
(a) the existing maximum floor space ratio for any form of residential 

accommodation permitted on the land 
 
Comment: The maximum floor space ratio for a dwelling house (which is permissible on 

the land) is 0.55:1. Therefore the maximum floor space ratio applicable to the 
development is 0.55:1. The proposed development has a floor space ratio of 
0.23:1 and is therefore compliant with this subclause. 

 
(b) if the development is on land within a zone in which no residential 

accommodation is permitted - the existing maximum floor space ratio for 
any form of development permitted on the land 

 
Comment:  This subclause is not applicable, as residential accommodation is permitted 

on the land. 
 

(c) if the development is on land within a zone in which residential flat 
buildings are permitted and the land does not contain a heritage item 
that is identified in an environmental planning instrument or an interim 
heritage order or on the State Heritage Register—the existing maximum 
floor space ratio for any form of residential accommodation permitted on 
the land: 

 
(i) 0.5:1, if the existing maximum floor space ratio is 2.5:1 or less 
(ii) 20 per cent of the existing maximum floor space ratio, if the 

existing maximum floor space ratio is greater than 2.5:1. 
 
Comment:  The land is within the 2b - Residential B zone, within which residential flat 

buildings are not permitted, and therefore no floor space ratio bonus is 
applicable. 

 
(2) A consent authority must not refuse consent to development to which 

this Division applies on any of the following grounds:  
 

(a) building height 
 

if the building height of all proposed buildings is not more than the 
maximum building height permitted under another environmental 
planning instrument for any building on the land. 

 
Comment:  The maximum building height specified under the draft Campbelltown Local 

Environmental Plan 2014 is 8.5 metres. The highest point of the existing 
dwelling is 8.3 metres above ground level, and the proposal does not involve 
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increasing the height of the building. The application complies with the 
applicable maximum building height. 

 
(b) landscaped area 
 

if the landscape treatment of the front setback area is compatible with 
the streetscape in which the building is located. 

 
Comment:  The existing landscaping within the front yard of the dwelling is proposed to 

be retained. The landscaping is consistent with the amount of landscaping 
within surrounding dwellings in the immediate locality. A condition of consent 
is recommended, requiring the existing landscaping to be maintained, and a 
landscape plan to be provided to Council for endorsement prior to the issue of 
a construction certificate that shows the existing landscaping being retained 
and embellished. 

 
(c) solar access 
 

where the development provides for one or more communal living 
rooms, if at least one of those rooms receives a minimum of three hours 
direct sunlight between 9.00am and 3.00pm in mid-winter. 

 
Comment:  The proposed boarding house would have one communal living room on each 

level of the building. Both of these communal living rooms would receive at 
least three hours of direct sunlight between 9.00am and 3.00pm (the first floor 
communal living room would rely on a skylight to receive compliant solar 
access, however only one communal living room requires compliant solar 
access). 

 
(d) private open space 
 

if at least the following private open space areas are provided (other 
than the front setback area):  

 
(i) one area of at least 20 square metres with a minimum dimension 

of 3 metres is provided for the use of the lodgers 
(ii) if accommodation is provided on site for a boarding house 

manager - one area of at least 8 square metres with a minimum 
dimension of 2.5 metres is provided adjacent to that 
accommodation, 

 
Comment:  An area of private open space of 50sqm and with a width of 5 metres is 

available adjacent to the in-ground swimming pool. The swimming pool itself 
would also contribute towards private open space. There is also a large 
grassed area to the rear of the property that provides an additional 60sqm that 
can be utilised as private open space area, even though it is largely 
disconnected from the building. The proposed private open space is therefore 
satisfactory. 

 
Based on the capacity of the proposed boarding house (12 lodgers), a 
boarding house manager is not required.  
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(e)  parking 
 
if:  

(i) in the case of development in an accessible area—at least 0.2 
parking spaces are provided for each boarding room 

(ii) in the case of development not in an accessible area—at least 0.4 
parking spaces are provided for each boarding room 

(iii) in the case of any development—not more than one parking 
space is provided for each person employed in connection with 
the development and who is resident on site. 

 
Comment:  The subject site is located within an accessible area as defined by the SEPP, 

and therefore requires at least .2 parking spaces per boarding room. The 
proposed boarding house has nine rooms, and therefore requires two car 
parking spaces. The proposed boarding house would provide two car parking 
spaces (with capacity for additional spaces in a compliant configuration), and 
therefore complies with this standard. 

 
(f) accommodation size 

 
if each boarding room has a gross floor area (excluding any area used 
for the purposes of private kitchen or bathroom facilities) of at least:  
 
(i) 12 square metres in the case of a boarding room intended to be 

used by a single lodger 
(ii) 16 square metres in any other case. 

 
Comment:  Six of the proposed boarding rooms have a gross floor area of between 

12sqm and 16sqm and these boarding rooms are to accommodate a single 
lodger, whilst the remaining three rooms would have a gross floor area of at 
least 16sqm, and these boarding rooms could accommodate two lodgers.  

 
(3) A boarding house may have private kitchen or bathroom facilities in 

each boarding room but is not required to have those facilities in any 
boarding room. 

 
Comment:  The proposed boarding house would not have private kitchen and bathroom 

facilities in each boarding room, however it would provide a communal kitchen 
and bathroom on the ground floor as well as a communal bathroom on the 
first floor. 

 
(4) A consent authority may consent to development to which this Division 

applies whether or not the development complies with the standards set 
out in subclause (1) or (2). 

 
Comment:  The proposal complies with all of the standards contained in subclauses (1) 

and (2). 
 
Clause 30 - Standards for boarding houses 
 

(1) A consent authority must not consent to development to which this 
Division applies unless it is satisfied of each of the following:  
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(a) if a boarding house has five or more boarding rooms, at least one 

communal living room will be provided 
 
Comment: The proposed boarding house has nine boarding rooms, and proposes to 

provide two communal living rooms. One is located on the ground floor and 
one is located on the first floor. 

 
(b) no boarding room will have a gross floor area (excluding any area 

used for the purposes of private kitchen or bathroom facilities) of 
more than 25 square metres 

 
Comment:  None of the proposed boarding rooms have a gross floor area (excluding 

private kitchens or bathrooms) of more than 25sqm. 
 

(c) no boarding room will be occupied by more than two adult lodgers 
 
Comment:  A condition of consent will be imposed requiring compliance with this sub-

clause. 
 

(d) adequate bathroom and kitchen facilities will be available within 
the boarding house for the use of each lodger 

 
Comment:  The proposed boarding house would not have private kitchen and bathroom 

facilities in each boarding room, however it would provide a communal kitchen 
and bathroom on the ground floor as well as a communal bathroom on the 
first floor. 

 
(e) if the boarding house has capacity to accommodate 20 or more 

lodgers, a boarding room or on site dwelling will be provided for a 
boarding house manager 

 
Comment:  There are six single rooms and three double rooms proposed, which have the 

capacity to accommodate 12 lodgers. As such, a boarding house manager is 
not required. 

 
(g) if the boarding house is on land zoned primarily for commercial 

purposes, no part of the ground floor of the boarding house that 
fronts a street will be used for residential purposes unless another 
environmental planning instrument permits such a use 

 
Comment:  The proposed boarding house is not on land zoned primarily for commercial 

purposes. 
 

(h) at least one parking space will be provided for a bicycle, and one 
will be provided for a motorcycle, for every five boarding rooms. 

 
Comment:  Two bicycle spaces and two motorcycle spaces are required. Two motorcycle 

spaces and two bicycle spaces would be provided. 
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Clause 30A - Character of local area 
 
A consent authority must not consent to development to which this division applies unless it 
has taken into consideration whether the design of the development is compatible with the 
character of the local area. 
 
An assessment of the proposal in terms of various aspects of its built form is outlined below: 
 

• building height – The maximum building height specified under the draft 
Campbelltown Local Environmental Plan 2014 is 8.5 metres. The highest point of 
the existing dwelling is 8.3 metres above ground level, and the proposal does not 
involve increasing the height of the building. The application therefore complies 
with the applicable maximum building height. 

 
• building bulk and scale/site coverage – The size of the building as measured by 

its floor space ratio is compliant with the provisions of the Affordable Rental 
Housing SEPP, which requires a boarding house to comply with the maximum 
floor space ratio applicable for residential development permissible on the land. 
In this case, the maximum floor space ratio is 0.55:1, being the maximum floor 
space ratio that a single dwelling would be able to achieve. The existing building 
contains several indentations and vertical/horizontal offsets (building 
articulation), which reduce the perceived bulk of the building. Notwithstanding 
this, the size of the building is not proposed to be increased under this 
application. 

 
• under the Campbelltown (Sustainable City) Development Control Plan 2014, 

there is no site coverage ratio for residential buildings, however the site coverage 
of the existing building is comparable to that of surrounding dwellings. 

 
• in this regard, the bulk, scale and site coverage of the proposed boarding house 

is considered to be compatible with the existing and future character of the local 
area. 

 
• setbacks – The setbacks of the proposed boarding house are generally 

consistent with those specified by the Campbelltown (Sustainable City) 
Development Control Plan 2014 for single dwellings, and are also consistent with 
those of adjoining and surrounding dwellings. In this regard, the proposed 
boarding house has a front setback of 8.8 metres, side setbacks of 2.5 metres 
and 1 metre, and a rear setback of 28 metres, which allows adequate spatial 
relief between the proposed boarding house and adjoining buildings, adequate 
spatial relief between the proposed boarding house and the streets, and 
adequate room for landscaping within the setback areas. It should be noted that 
the first floor side setback to the northern side boundary is 1 metre, whilst the 
SCDCP 2014 requires a 1.5 metre setback. In this regard however, the building 
is existing, and its impact upon the adjoining property would not be made greater 
by the proposed conversion of the dwelling to a boarding house, given that the 
existing window in this location is not proposed to be amended.  
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• architectural style/materials – The alterations proposed to the existing dwelling in 

order to convert it into a boarding house would be very minor, and would not 
detract from the building’s architectural appeal. In comparison to surrounding 
dwellings, the existing dwelling has a superior architectural design, and 
contributes positively to the streetscape. The proposed boarding house is 
therefore considered compatible with the surrounding streetscape in terms of its 
architectural style/materials. 

 
• Landscaping/Fencing – The existing landscaping within the front yard of the 

dwelling is proposed to be retained. The landscaping is consistent with the 
amount of landscaping within surrounding dwellings in the immediate locality. A 
condition of consent is recommended, requiring the existing landscaping to be 
maintained, and a landscape plan to be provided to Council for endorsement 
prior to the issue of a construction certificate that shows the existing landscaping 
being retained and embellished. 

 
In terms of fencing, the existing dwelling contains a small front fence of approximately 1 
metre in height, which complements the architectural design and character of the dwelling as 
well as adjoining and surrounding front fences. 
 
1.2 Campbelltown (Urban Area) Local Environmental Plan 2002 
 
The subject site is zoned 2(b) Residential B under the provisions of Campbelltown (Urban 
Area) Local Environmental Plan 2002. The proposed development is defined as boarding-
house and is permissible with Council’s development consent within the zone. Under the 
CLEP 2002, a boarding house is defined as: 
 

a house let in lodgings or a hostel, but does not include a motel 
 
The proposal is consistent with several zone objectives, particularly: 
 

a) to make general provision for land to be used for housing and associated 
purposes, and 
 

b) to permit the development of a range of housing types, and 
 

c) to encourage a variety of forms of housing that are higher in density than 
traditional dwelling houses, including accommodation for older people and 
people with disabilities, in locations which are accessible to public transport, 
employment, retail, commercial and service facilities, and 
 

d) to allow the carrying out of a reasonable range of activities from dwellings, 
where such activities are not likely to adversely affect the amenity of the 
locality, and 
 

e) to allow development which: 
 
i) is compatible with residential use, and 
 
ii) is capable of visual integration with the surrounding buildings, and 
 



Ordinary Meeting 22/11/2016 Page 274 
8.5 Alterations To Existing Dwelling For Use As A Boarding House Containing Nine 

Boarding Rooms At No.21 Allman Street, Campbelltown 
 
 

 
 
 
 

iii) serves the needs of the surrounding population without conflicting with 
the residential intent of the zone, and 

 
iv) does not place demands on services beyond the level reasonably 

required for residential use. 
 
A further objective of this zone is to encourage a high quality standard of development which 
is aesthetically pleasing, functional and relates sympathetically to nearby and adjoining 
development. The proposed development is consistent with the objectives of the zone. 
 
1.3 Draft Campbelltown Local Environmental Plan 2014 
 
The application was lodged after the commencement of the exhibition of the draft 
Campbelltown Local Environmental Plan 2014 on 12 June 2014. Accordingly, under Section 
79C(1)(a)(ii), the provisions of the draft plan must be taken into consideration in the 
assessment of the application. An assessment of the application against the relevant 
provisions of the plan is presented below: 
 
Zoning 
 
The draft zoning of the subject property under the draft CLEP 2014 is R2 – Low Density 
Residential. Boarding houses are permissible within the R2 zone. 
 
The objectives of the R2 zone are as follows: 
 
• to provide for the housing needs of the community within a low density residential 

environment 
• to enable other land uses that provide facilities or services to meet the day to day 

needs of residents 
• to enable development for purposes other than residential only if that development is 

compatible with the character of the living area and is of a domestic scale 
• to minimise overshadowing and ensure a desired level of solar access to all properties 
• to facilitate diverse and sustainable means of access and movement. 

 
The proposed development satisfies these objectives. 
 
Height of Buildings 
 
(a) to nominate a range of building heights that will provide a transition in built form and 

land use intensity across the Campbelltown Local Government Area 
(b) to ensure that the heights of buildings reflect the intended scale of development 

appropriate to the locality and the proximity within and to business centres and 
transport facilities 

(c) to provide for built form that is compatible with the hierarchy and role of centres 
(d) to assist in the minimisation of opportunities for undesirable visual impact, disruption to 

views, loss of privacy and loss of solar access to existing and future development and 
to the public domain. 

 
Under the draft CLEP 2014, the maximum building height applying to the subject site is 8.5 
metres. The proposed boarding house would have a maximum height of 8.3 metres, and 
would therefore comply with the draft standard. 
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Preservation of trees or vegetation 
 
The application does not propose to remove any vegetation from the site, and therefore 
complies with this clause. 
 
2.3 Campbelltown (Sustainable City) Development Control Plan 2014 
 
It should be noted that at the time of lodgement, the Sustainable City DCP (SCDCP) did not 
contain specific provisions relating to boarding houses, however the general provisions of 
Part 2 of the Plan apply to all types of development. Compliance with the relevant provisions 
of Part 2 of the Plan is discussed as follows: 
 
Sustainable building design – A BASIX Certificate is not required for the proposed 
development, as the proposed boarding house is not a BASIX affected building within the 
meaning of the EP&A Regulation 2000. However, under the SCDCP, a 3000 litre rainwater 
tank is required to be provided, based on the size of the roof area proposed. Accordingly, a 
condition of consent is recommended, requiring the installation of a rainwater tank, behind 
the building line, connected to supply water for the flushing of toilets and for the washing 
machines. 
 
Landscaping – The existing landscaping within the front yard of the dwelling is proposed to 
be retained. The landscaping is consistent with the amount of landscaping within 
surrounding dwellings in the immediate locality. A condition of consent is recommended, 
requiring the existing landscaping to be maintained and a landscape plan to be provided to 
Council for endorsement prior to the issue of a construction certificate that shows the 
existing landscaping being retained and embellished. 
 
Flora and fauna – The subject site has no significant existing vegetation. It also does not 
propose to remove or affect any existing vegetation. 
 
Waste management – The application was referred to Council’s Waste Officer. The 
proposed boarding house would require three general waste bins, three recycling bins and 
one organics waste bin (a total of seven bins). The plans indicate that the bins are to be 
stored within the side setback area, however this space is of insufficient width to allow for the 
manoeuvring of bins. Accordingly, a condition of consent is recommended that requires all 
bins to be stored within a bin storage room, to be located in an alternative location within the 
backyard that is not visible from any public area and does not impact upon the amenity of 
boarding house residents or neighbours. The location of the bin storage room is to be to the 
satisfaction of Council.  
 
In addition, another recommended condition of consent requires all bins to be presented to 
the street and collected by a building manager. 
 
Stormwater – The existing dwelling drains to the kerb in Allman Street. The application does 
not propose to change this or significantly increase the amount of stormwater runoff. 
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3. Planning Assessment 
 

• The width of the driveway between the existing dwelling and the southern 
boundary of the site, which leads from the street to the rear of the allotment 
where the car parking area would be, is 2.5 metres wide. Pursuant to Australian 
Standard AS2890.1:2004 – Off Street Car Parking, due to the low-traffic volume 
environment of the site, a B85 vehicle can be used to assess the carriageway 
width requirements. In this regard, a B85 vehicle can traverse a 2.5 metre 
driveway with a 300mm manoeuvring clearance on both sides of the vehicle. 
Two-way vehicular access would not be required in such a low-traffic 
environment. In this regard, the width of the driveway would not warrant refusal 
of the application. A condition of consent is recommended that would require the 
applicant to obtain engineering certification for the driveway and car parking 
areas prior to the issue of a construction certificate. 

 
• Pursuant to Clause 93 of the EP&A Regulation 2000, as a change of building 

use is proposed, Council is required to take into consideration whether the fire 
protection and structural capacity of the building will be appropriate to the 
building’s proposed use. In this regard, a Building Code of Australia assessment 
report was submitted with the application, and was referred to Council’s Building 
Certification Unit. Council’s BCU advised that the proposal is satisfactory, and 
have recommended a condition requiring the upgrade of the building in 
accordance with the recommendations of the BCA report.  

 
• A Plan of Management (POM) has been submitted in respect of the proposed 

boarding house, which covers the issues of: 
 

- 24-hour contact details of owner 
- measures to control noise and amenity impacts 
- safety and security measures 
- management practices to prevent night-time use of common open space 

areas 
- professional cleaning and vermin control arrangements 

 
Should the application be approved, the POM would form part of the development consent 
and would have to be complied with at all times. 
 
4. Public Participation 
 
The application was publicly exhibited and notified to surrounding property owners. No 
submissions were received. 
 
5. Conclusion 
 
Having regard to the matters for consideration under Section 79C of the Environmental 
Planning and Assessment Act 1979 and the issues raised above, it is considered that the 
application is consistent with the relevant statutory planning requirements.  
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The application is fully compliant with the provisions of the State Environmental Planning 
Policy (Affordable Rental Housing) 2009, Campbelltown (Urban Area) Local Environmental 
Plan 2002 and the draft Campbelltown Local Environmental Plan 2014 which applied at the 
time of the lodgement of the application. While the residential development provisions of 
Campbelltown (Sustainable City) Development Control Plan 2014 do not strictly apply to the 
proposed development, it is largely consistent with the development standards for dwellings 
specified therein. The external fabric of the building is not proposed to be altered, and as 
such, the building is considered to remain in keeping with the character of the local area. 
Accordingly the application is recommended for approval. 
 

Officer's Recommendation 

That development application 2750/2015/DA-BH for the alterations to existing dwelling for 
use as a boarding house containing nine boarding rooms at 21 Allman Street Campbelltown 
be approved, subject to the conditions detailed in attachment 1 of this report. 
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ATTACHMENT 1 
 
Recommended Conditions of Consent 
 
Recommended Conditions of Consent 
GENERAL CONDITIONS 
 
The following conditions have been applied to ensure that the use of the land and/or building 
is carried out in such a manner that is consistent with the aims and objectives of the planning 
instrument affecting the land. 
 
For the purpose of these conditions, the term applicant means any person who has the 
authority to act on or benefit of the development consent. 
1. Approved Development 
 
The development shall be carried out in accordance with the approved plans and documents 
listed in the table below, and all associated documentation supporting this consent, except 
as modified in red by Council and/or any conditions within. 
 
Plan/ 
Document No. 

Version/ 
Revision 

Prepared by Date 

AR-1 Sheets 1 to 9 N NK Architect 12 October 2016 
 
Association Documentation: 
 
Boarding House Plan of Management at 21 Allman Street Campbelltown, prepared by Nam 
Truong (Revision A). 
 
2. Amended Plans 

 
The development is to incorporate the following amendments and the amended plans are to 
be submitted to Council’s Manager Development Services for approval, prior to the issuing 
of a Construction Certificate: 
 

• a landscape plan shall be submitted to Council, which shows the maintenance 
of all existing landscaping within the front yard of the boarding house, and the 
embellishment with additional landscaping. All species of plants and trees shall 
be selected from the Campbelltown Native Gardening Guide. 
 

• a rainwater tank with a minimum capacity of 3000 litres shall be installed in a 
location that is not visible from the street. The rainwater tank shall supply water 
for all toilets and washing machines within the boarding house. 
 

• the ground floor bathroom shall be provided with either a shower or a bath. 
 

• the boarding house shall have two laundry tubs, two clothes dryers, and two 
fixed clotheslines. 
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• the plans shall incorporate the construction of a bin storage room within the 

rear yard of the boarding house, in a location that is not visible from any public 
area and does not impact upon the amenity of boarding house residents. The 
bin storage room shall be covered, contain a hose connection, have an 
impervious floor that is connected to the sewer and incorporate design and 
construction that complement the boarding house. The design and location of 
the bin storage room shall be to the satisfaction of Council. 

 
3. Boarding House Management 
 
The following conditions have been applied to ensure that the use of the building is carried 
out in such a manner that is consistent with the Boarding Houses Act 2012, Public Health 
Act 2010, Regulations, Local Government Act 1993 and associated technical standards. 
 
a. Acts and Regulations 
 
The boarding house must comply with the following Acts and Regulations: 
 

Public Health Act 2010  
Public Health Regulation 2012 
Boarding Houses Act 2012 
Local Government Act 1993 
Local Government (General) Regulation 2005 
Protection of the Environment (Noise Control) Regulation 2008 

 
b. Registration  
 
The boarding house must be registered with The Office of Fair Trading and Campbelltown 
City Council. The boarding house must be operated in accordance with and lodgers must 
adhere to the Boarding House Plan of Management which forms a part of this consent. 
 
c. Occupancy  
 
The building is to contain a maximum of 12 persons. The maximum occupancy rate of each 
boarding room shall be in accordance with the table below:  
 

Room Number Maximum occupancy 
1 1 
2 2 
3 1 
4 1 
5 1 
6 2 
7 1 
8 1 
9 2 

 
In order to maintain this occupancy rate, a sign is to be erected immediately adjacent to the 
doorway accessing the building detailing the maximum sleeping capacity of the occupancy.   
  



Ordinary Meeting 22/11/2016 Page 280 
8.5 Alterations To Existing Dwelling For Use As A Boarding House Containing Nine 

Boarding Rooms At No.21 Allman Street, Campbelltown 
 
 

 
 
 
 

 
The occupier of the premises must not allow any room or cubicle in the premises to be used 
for the purposes of sleeping accommodation unless the room or cubicle has a floor area of 
5.5 square metres or more for each person sleeping in it (in the case of long-term sleeping 
accommodation) or 2.0 square metres or more for each person sleeping in it (in any other 
case) (Public Health Regulation 2012). 
 
d. Notices 

A sign indicating the permissible maximum length of time during which a person may board 
or lodge in the premises must be conspicuously displayed to public view outside the 
premises. 

 
A schedule showing the numeral designating each bedroom and the number of persons 
permitted to be accommodated in each must be conspicuously displayed on the premises. 

 
Each bedroom must be numbered in accordance with the schedule and there must be 
displayed clearly on the door of or in each bedroom the maximum number of persons 
allowed to be accommodated in the bedroom. 
 
The Boarding House Plan of Management shall be made available at all times and a copy 
located within the communal living area. 
 
e. Cleanliness  
 
All parts of the premises and all appurtenances (including furniture, fittings, bedsteads, beds 
and bed linen) must be kept in a clean and healthy condition, and free from vermin. 

 
Any kitchen facilities and utensils for the storage or preparation of food must be kept in a 
clean and healthy condition, in good repair, free from foul odours and, as far as practicable, 
free from dust, flies, insects and vermin. 
 
f. Pest and Vermin 

 
All practicable measures are to be taken to keep the premises free from fleas, other disease-
carrying insects, rats and mice (except any such animals kept as pets). 
 
g. Lighting and Ventilation  
 
Adequate light and ventilation must be maintained in the premises. 

 
h. Long term residences 

 
If persons may board or lodge for seven days or longer, an adequate number of beds (each 
provided with a mattress and pillow and an adequate supply of clean blankets or equivalent 
bed clothing), adequate storage space and blinds, curtains or similar devices to screen 
bedroom windows for privacy must be provided for the occupants. 
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i. Waste  
 
All waste and recycling generated from the premises is to be kept within an appropriate 
storage receptacle on the premises. Waste is not to be stored or placed outside of a waste 
storage receptacle or in such a manner that it will become a litter, odour or health nuisance.  

 
4. Building Code of Australia 
 
All building work must be carried out in accordance with the provisions of the Building Code 
of Australia.  In this clause, a reference to the Building Code of Australia is a reference to 
that Code as in force on the date the application for the relevant construction certificate is 
made. 
 
5. Contract of Insurance (residential building work) 
 
In the case of residential building work for which the Home Building Act 1989 requires there 
to be a contract of insurance in force in accordance with Part 6 of that Act, that such a 
contract of insurance is in force before any building work authorised to be carried out by the 
consent commences. 
 
This clause does not apply: 

 
a. to the extent to which an exemption is in force under Clause 187 or 188 of the 

Environmental Planning and Assessment Regulation 2000, subject to the terms 
of any condition or requirement referred to in Clause 187(6) or 188(4) of that 
regulation, or 

 
b. to the erection of a temporary building. 

 
6. Notification of Home Building Act 1989 Requirements 
 
Residential building work within the meaning of the Home Building Act 1989 must not be 
carried out unless the principal certifying authority for the development to which the work 
relates (not being Council) has given Council written notice of the following information: 
 

a. In the case of work for which a principal contractor is required to be appointed: 
 

i. The name and licence number of the principal contractor, and 
 
ii. The name of the insurer by which the work is insured under Part 6 of that 

Act. 
 

b. In the case of work to be done by an owner-builder: 
 

i. The name of the owner-builder, and 
 
ii. If the owner-builder is required to hold an owner-builder permit under that 

Act, the number of the owner-builder permit. 
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If arrangements for doing the residential building work are changed while the work is in 
progress so that the information notified becomes out of date, further work must not be 
carried out unless the principal certifying authority for the development to which the work 
relates (not being Council) has given Council written notification of the updated information. 

 
7. Landscaping 
 
The provision and maintenance of landscaping shall be in accordance with the approved 
landscape plan containing Council’s approved development stamp including the 
engagement of a suitably qualified landscape consultant/ contractor for landscaping works. 
The landscape design shall incorporate a significant portion of native, low water demand 
plants. 
 
8. External Finishes 

 
The external finishes shall be in accordance with the approved plans and the schedule of 
finishes submitted with this application. Any proposed alterations to these finishes are 
considered to be a modification to the development consent and require separate approval 
by Council. 

 
9. Swimming Pool 
 
The operation of the swimming pool shall comply with the following requirements: 

 
a. The pool shall not be filled with water nor be permitted to retain water until all 

required safety fencing has been erected in accordance with the provisions of 
the Swimming Pools Act 1992, Swimming Pools Regulation 2008 and 
Australian Standard 1926 and a compliance certificate issued for such by the 
principal certifying authority. 

 
b. Filter backwash waters shall be discharged to the sewer mains of Sydney 

Water in accordance with Sydney Water’s requirements. Where Sydney Water 
sewer mains are not available in rural areas, the backwash waters shall be 
discharged into a 5 metre absorption trench constructed within the confines of 
the property to the satisfaction of the principal certifying authority. 

 
c. A C.P.R. information resuscitation poster authorised by the Life Saving 

Association is to be displayed within the pool area. Such a poster may be 
obtained from Council for a prescribed fee. 

 
Noise emissions from the filtration equipment must be maintained such that it does not 
cause a nuisance to adjoining residents. 

 
10. Garbage Room 
 
The garbage storage room required by condition 2 of this consent shall:  
 

a. be fully enclosed and shall be provided with a concrete floor, with concrete or 
cement rendered walls coved to the floor.   
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b. the floor shall be graded to an approved sewer connection incorporating a 

sump and galvanised grate cover or basket.   
 
c. have a hose cock provided within the room.   
 
d. shall be vented to the external air by natural or artificial means. 

 
11. Fencing 
 
A 1.8 metre high fence shall be erected on the site’s side and rear boundaries behind the 
front building alignment and between each required courtyard at the sole cost of the 
developer. Colorbond style metal fences that face a public space are not permitted. 
 
12. Switchboards/Utilities/Air Conditioning Units 
 
Switchboards, air conditioning units, garbage storage areas and storage for other utilities 
shall not be attached to the front elevations of the building or side elevations that can be 
seen from a public place. 
 
13. Lighting 
 
Illumination of the site is to be arranged to provide an appropriate level of lighting and in 
accordance with the requirements of Australian Standard 4282 (as amended) so as not to 
impact upon the amenity of the occupants of adjoining and nearby residential premises or 
traffic. 

 
14. Graffiti Removal 

 
In accordance with the environmental maintenance objectives of Crime Prevention Through 
Environmental Design, the owner/lessee of the building shall be responsible for the removal 
of any graffiti which appears on the buildings, fences, signs and other surfaces of the 
property within 48 hours of its application. 
 
15. Car Parking Spaces 

 
Two car parking spaces shall be designed, sealed, line marked and made available to all 
users of the site in accordance with Australian Standards 2890.1, 2 and 6 (as amended). 

 
16. Rubbish/Recycling Bin Storage 
 
The rubbish and recycling bins shall not be stored within vehicle parking, vehicle 
manoeuvring areas or landscaped areas. 
 
The bin(s) shall only be stored in accordance with the approved plans. 
 
The bins shall be stored within the waste storage room at all times other than for collection 
time. 
 
All bins shall be presented to the street and returned to the waste storage room by a building 
manager. Boarding house residents shall not be responsible for presentation and return of 
bins.  
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17. Rain Water Tank(s) 
  
Rain water tank/s shall be installed on site for the collection and storage of stormwater for 
irrigation and reuse purposes (eg the flushing of toilets), in accordance with the approved 
plans. 

 
18. Construction Certificate 
 
Prior to the commencement of any works that require a construction certificate: 

 
a. the applicant shall obtain a construction certificate for the particular works; 
b. the applicant shall appoint a principal certifying authority; and  
c. the private certifying authority shall notify Council of their appointment no less 

than two days prior to the commencement of any works. 
 
PRIOR TO THE ISSUE OF A CONSTRUCTION CERTIFICATE 
 
The following conditions of consent must be complied with prior to the issue of a construction 
certificate by either Campbelltown City Council or an accredited certifier. All necessary 
information to comply with the following conditions of consent must be submitted with the 
application for a construction certificate. 
19. Certification of Driveway 
 
Engineering certification shall be obtained in respect of the driveway and car parking areas, 
prior to the issue of a construction certificate, certifying compliance with the relevant 
Australian Standards. 
 
20. Utility Servicing Provisions 

 
Prior to Council or an accredited certifier issuing a construction certificate, the applicant shall 
obtain a letter from both the relevant electricity authority and the relevant 
telecommunications authority stating that satisfactory arrangements have been made to 
service the proposed development. 
 
Note: The applicant should also contact the relevant water servicing authority to determine 
whether the development will affect the authorities water or sewer infrastructure. 

 
21. Waste Management Plan 
 
Prior to Council or an accredited certifier issuing a construction certificate, the relevant 
provisions of Council’s Waste Management Plan is to be completed to the satisfaction of 
Council. 

 
22. Building Upgrade 

 
In accordance with Clause 94 of the Environmental Planning and Assessment Regulation 
2000, the existing building shall be brought into conformity with the Building Code of 
Australia (BCA). 
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In this regard, the buildings shall be upgraded in accordance with the recommendations of 
the Building Code of Australia (BCA) Compliance Report by CDC Private Certifiers dated 8th 
July 2016. 
 
Details demonstrating compliance with this report and the BCA shall be submitted as part of 
a Construction Certificate Application. 

 
23. Telecommunications Infrastructure 
 

a. If the development is likely to disturb or impact upon telecommunications 
infrastructure, written confirmation from the service provider that they have 
agreed to proposed works must be submitted to the Principal Certifying Authority 
prior to the issue of a Construction Certificate or any works commencing, 
whichever occurs first; and 

 
b. The arrangements and costs associated with any adjustment to 

telecommunications infrastructure shall be borne in full by the 
applicant/developer. 

PRIOR TO THE COMMENCEMENT OF ANY WORKS 
 
The following conditions of consent have been imposed to ensure that the administration 
and amenities relating to the proposed development comply with all relevant requirements.  
These conditions are to be complied with prior to the commencement of any works on site. 
24. Erosion and Sediment Control 
 
Prior to the commencement of any works on the land, adequate/approved erosion and 
sediment control measures shall be fully installed/implemented. 
 
25. Erection of Construction Sign 
 
Prior to the commencement of any works on the land, a sign/s must be erected in a 
prominent position on the site: 

 
a. Showing the name of the principal contractor (if any) for any building work and 

a telephone number on which that person may be contacted outside working 
hours  

 
b. Stating that unauthorised entry to the work site is prohibited 
 
c. Pollution warning sign promoting the protection of waterways (issued by 

Council with the development consent) 
 
d. Stating the approved construction hours in which all works can occur 
 
e. Showing the name, address and telephone number of the principal certifying 

authority for the work. 
 

Any such sign/s is to be maintained while the building work, subdivision work or demolition 
work is being carried out, but must be removed when the work has been completed. 

 
26. Toilet on Construction Site 
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Prior to the commencement of any works on the land, toilet facilities are to be provided, at or 
in the vicinity of the work site on which work involved in the erection or demolition of a 
building is being carried out, at the rate of one toilet for every 20 persons or part thereof.  
Each toilet provided must be a standard flushing toilet and be connected to: 

 
a. A public sewer, or 
 
b. If connection to a public sewer is not practicable, to an accredited sewage 

management facility approved by Council, or 
 
c. If connection to a public sewer or an accredited sewage management facility is 

not practicable, to some other management facility approved by Council. 
 

27. Trade Waste 
 

Prior to the commencement of any works on the land, a trade waste facility shall be provided 
on-site to store all waste pending disposal. The facility shall be screened, regularly cleaned 
and accessible to collection vehicles. 

 
28. Public Property 

 

Prior to the commencement of any works on site, the applicant shall advise Council of any 
damage to property which is controlled by Council which adjoins the site, including kerbs, 
gutters, footpaths, and the like. Failure to identify existing damage may result in all damage 
detected after completion of the development being repaired at the applicant’s expense. 

 
29. Hoarding/Fence 

 

Prior to the commencement of any works, a hoarding or fence must be erected between the 
work site and a public place if the work involved in the development is likely to cause 
pedestrian or vehicular traffic in a public place to be obstructed or rendered inconvenient, or 
if the building involves the enclosure of a public place in accordance with WorkCover 
requirements. 
 
The work site must be kept lit between sunset and sunrise if it is likely to be hazardous to 
persons in the public place. 
 
A separate land use application under Section 68 of the Local Government Act 1993 shall be 
submitted to and approved by Council prior to the erection of any hoarding on public land. 
 
30. Fencing 

 
An appropriate fence preventing public access to the site shall be erected for the duration of 
construction works. 
 
DEVELOPMENT REQUIREMENTS DURING CONSTRUCTION 
 

The following conditions of consent have been imposed to ensure that the administration 
and amenities relating to the proposed development comply with all relevant requirements.  
These conditions are to be complied with during the construction of the development on site. 
31. Construction Work Hours 
 
All work on site shall only occur between the following hours: 
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Monday to Friday 7.00am to 6.00pm 
Saturday 8.00am to 5.00pm 
Sunday and public holidays No Work. 
 

32. Erosion and Sediment Control 
 

Erosion and sediment control measures shall be provided and maintained throughout the 
construction period, in accordance with the requirements of the manual – Soils and 
Construction (2004) (Bluebook), the approved plans, Council specifications and to the 
satisfaction of the principal certifying authority. The erosion and sedimentation control 
devices shall remain in place until the site has been stabilised and revegetated. 

 
Note: On the spot penalties up to $1500 will be issued for any non-compliance with this 
requirement without any further notification or warning. 

 
33. Work Zones 
 
All loading, unloading and other activities undertaken during construction shall be 
accommodated on the development site. 

 
34. Dust Nuisance 

 
Measures shall be implemented to minimise wind erosion and dust nuisance in accordance 
with the requirements of the manual – Soils and Construction (2004) (Bluebook).  
Construction areas shall be treated/regularly watered to the satisfaction of the principal 
certifying authority. 

 
35. Associated Works 

 
The applicant shall undertake any works external to the development, that are made 
necessary by the development, including additional road and drainage works or any civil 
works directed by Council, to make a smooth junction with existing work. 
 
36. Completion of Construction Works 

 
Unless otherwise specified in this consent, all construction works associated with the 
approved development shall be completed within 12 months of the date of the notice of the 
intention to commence construction works under Section 81A of the Act.   
 
In the event that construction works are not continually ongoing, the applicant shall 
appropriately screen the construction site from public view with architectural devices and 
landscaping to Council's written satisfaction. 
PRIOR TO THE ISSUE OF AN OCCUPATION CERTIFICATE 
 
The following conditions of consent must be complied with prior to the issue of an occupation 
certificate by either Campbelltown City Council or an accredited principal certifying authority.  
All necessary information to comply with the following conditions of consent must be 
submitted with the application for an occupation certificate. 
 
Note: Under this subheading, for the purpose of issuing an occupation certificate, any 
reference to occupation certificate shall also be taken to mean interim occupation certificate. 
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37. Completion of External Works Onsite 
 

Prior to the principal certifying authority issuing an occupation certificate, all external works, 
repairs and renovations detailed in the schedule of treatment/finishes, landscaping, 
driveways, fencing and retaining walls to be completed to the satisfaction of the principal 
certifying authority. 

 
38. Restoration of Public Roads 

 
Prior to the principal certifying authority issuing an occupation certificate, the restoration of 
public road and associated works required as a result of the development shall be carried 
out by Council and all costs shall be paid by the applicant. 

 
39. Public Utilities 

 
Prior to the principal certifying authority issuing an occupation certificate, any adjustments to 
public utilities, required as a result of the development, shall be completed to the satisfaction 
of the relevant authority and at the applicant's expense. 

 
40. Lot/House Numbers 
 
Prior to the principal certifying authority issuing an occupation certificate the house number 
shall be stencilled onto the kerb with black numbers 75mm high on a white background 
using approved pavement marking grade paint.   

 
41. Council Fees and Charges 

 
Prior to the principal certifying authority issuing an occupation certificate, the applicant shall 
obtain written confirmation from Council that all applicable Council fees and charges 
associated with the development have been paid in full. Written confirmation will be provided 
to the applicant following Council's final inspection and satisfactory clearance of the public 
area adjacent the site. 
ADVISORY NOTES 
 
The following information is provided for your assistance to ensure compliance with the 
Environmental Planning and Assessment Act 1979, Environmental Planning and 
Assessment Regulation 2000, other relevant Council Policy/s and other relevant 
requirements.  This information does not form part of the conditions of development consent 
pursuant to Section 80A of the Act. 
Advice 1. Environmental Planning and Assessment Act 1979 Requirements 
 
The Environmental Planning and Assessment Act 1979 requires you to: 
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a. Obtain a construction certificate prior to the commencement of any works. Enquiries 

regarding the issue of a construction certificate can be made to Council’s Customer 
Service Centre on 4645 4000. 

 
b. Nominate a principal certifying authority and notify Council of that appointment prior to 

the commencement of any works. 
 
c. Give Council at least two days notice prior to the commencement of any works. 
 
d. Have mandatory inspections of nominated stages of the construction inspected. 
 
e. Obtain an occupation certificate before occupying any building or commencing the use 

of the land. 
 
Advice 2. Tree Preservation Order 
 
To ensure the maintenance and protection of the existing natural environment, you are not 
permitted to ringbark, cut down, top, lop, remove, wilfully injure or destroy a tree outside 
three metres of the building envelope unless you have obtained prior written consent from 
Council. Fines may be imposed if you choose to contravene Council’s Tree Preservation 
Order. 
 
A tree is defined as a perennial plant with self supporting stems that are more than three 
metres or has a trunk diameter more than 150mm measured one metre above ground level, 
and excludes any tree declared under the Noxious Weeds Act (NSW). 
 
Advice 3. Provision of Equitable Access 
 
Nothing in this consent is to be taken to imply that the development meets the requirements 
of the Disability Discrimination Act 1992 (DDA1992) or Disability (Access to Premises – 
Buildings) Standards 2010 (Premises Standards). 
 
Where a Construction Certificate is required for the approved works, due regard is to be 
given to the requirements of the Building Code of Australia (BCA) and the Premises 
Standards. In this regard it is the sole responsibility of the certifier, building developer and 
building manager to ensure compliance with the Premises Standards. 
 
Where no building works are proposed and a construction certificate is not required, it is the 
sole responsibility of the applicant and building owner to ensure compliance with the 
DDA1992.  
 
Advice 4. Smoke Alarms 
 
From 1 May 2006 all NSW residents must have at least one working smoke alarm installed 
on each level of their home. This includes owner occupier, rental properties, relocatable 
homes and any other residential building where people sleep. 
 
The installation of smoke alarms is required to be carried out in accordance with AS 3786.  
The licensed electrical contractor is required to submit to the Principal Certifying Authority a 
certificate certifying compliance with AS 3000 and AS 3786. 
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Advice 5. Covenants 
 
The land upon which the subject building is to be constructed may be affected by restrictive 
covenants. Council issues this approval without enquiry as to whether any restrictive 
covenant affecting the land would be breached by the construction of the building, the 
subject of this permit. Persons to whom this permit is issued must rely on their own enquiries 
as to whether or not the building breaches any such covenant. 
 
Advice 6. Adjustment to Public Utilities 

 
Adjustment to any public utilities necessitated by the development is required to be 
completed prior to the occupation of the premises and in accordance with the requirements 
of the relevant Authority. Any costs associated with these adjustments are to be borne by the 
applicant. 
 
Advice 7. Asbestos Warning 
 
Should asbestos or asbestos products be encountered during construction or demolition 
works you are advised to seek advice and information prior to disturbing the material. It is 
recommended that a contractor holding an asbestos-handling permit (issued by WorkCover 
NSW), be engaged to manage the proper disposal and handling of the material. Further 
information regarding the safe handling and removal of asbestos can be found at: 
 

www.environment.nsw.gov.au 
www.nsw.gov.au/fibro 
www.adfa.org.au 
www.workcover.nsw.gov.au 

 
Alternatively, call WorkCover Asbestos and Demolition Team on 8260 5885. 
 
Advice 8. Rain Water Tank 
 
It is recommended that water collected within any rainwater tank as part of the development 
be limited to non-potable uses. NSW Health recommends that the use of rainwater tanks for 
drinking purposes not occur where a reticulated potable water supply is available. 
 
Advice 9. Dial before you Dig 
 
Underground assets may exist in the area that is subject to your application. In the interests 
of health and safety and in order to protect damage to third party assets please contact Dial 
before you dig at www.1100.com.au or telephone on 1100 before excavating or erecting 
structures (This is the law in NSW). If alterations are required to the configuration, size, form 
or design of the development upon contacting the Dial before you dig service, an 
amendment to the development consent (or a new development application) may be 
necessary. Individuals owe asset owners a duty of care that must be observed when working 
in the vicinity of plant or assets. It is the individual’s responsibility to anticipate and request 
the nominal location of plant or assets on the relevant property via contacting the Dial before 
you dig service in advance of any construction or planning activities. 
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Advice 10. Telecommunications Act 1997 (Commonwealth) 
 
Telstra (and its authorised contractors) are the only companies that are permitted to conduct 
works on Telstra’s network and assets. Any persons interfering with a facility or installation 
owned by Telstra is committing an offence under the Criminal Code Act 1995 (Cth) and is 
liable for prosecution. 
 
Furthermore, damage to Telstra’s infrastructure may result in interruption to the provision of 
essential services and significant costs. If you are aware of any works or proposed works 
which may affect or impact on Telstra’s assets in any way, you are required to contact: 
Telstra’s Network Integrity Team on phone number 1800 810 443. 
 
Advice 11. Swimming Pool Owner's Responsibility 
 
a. A securely fenced pool is no substitute for responsible adult supervision. When 

children are in or around a swimming pool they should always be responsibly 
supervised. 

 
b. Since October 2013 Swimming pool owners are required, under the provisions of the 

Swimming Pool Act, to register their swimming pools online on the NSW Swimming 
Pools Register.  

 
A penalty (currently $220) may apply to owners who fail to register their pool. 
  
For further information visit the Department of Local Government website 
www.dlg.nsw.gov.au or Campbelltown City Council website 
www.campbelltown.nsw.gov.au. 
 

c. As from 29 April 2016, owners of properties with a swimming pool are required under 
the relevant provisions of the Swimming Pools Act to: 

 
• If selling a property - obtain either a valid Certificate of Compliance, Certificate of 

Non-Compliance or Occupation Certificate (as applicable) prior to sale of their 
property; or 
 

• If leasing a property - obtain a valid Certificate of Compliance or Occupation 
Certificate (as applicable) prior to lease of their property. 

 
For further information visit the Department of Local Government website 
www.dlg.nsw.gov.au or Campbelltown City Council website 
www.campbelltown.nsw.gov.au.  

END OF CONDITIONS 
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ATTACHMENT 2 
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8.6 Legal Status Report   
 

Division 

City Development 
 

Reporting Officer 

Manager City Standards and Compliance 
 
 

Attachments 

City Development Division Monthly Legal Matters Status and Costs Summary (contained 
within this report) 
 

Purpose 

To update Council on the current status of the City Development Division’s legal matters. 
 

Report 

This report contains total costs to date for each matter and details relating to the status of 
the Division’s current legal matters for the 2016-2017 period as they relate to: 
 
• The Land and Environment Court 
• The Supreme Court 
• The District Court 
• The Local Court 
• Matters referred to Council’s solicitor for advice. 
 
A summary of year-to-date costs and the total number of matters is also included. 
 

Officer's Recommendation 

That the information be noted. 
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8.7 Contribution towards staff Christmas functions   
 

Division 

City Governance 
 

Reporting Officer 

Director City Governance 
 
 

Attachments 

Nil 
 

Report 

It has been normal practice for Council to contribute to the cost of the Staff Christmas 
functions. In previous years Council has contributed $4400 to both the Indoor and Outdoor 
Staff Christmas Parties. It is proposed that Council make a donation of $2200 to each of the 
functions. 
 

Officer's Recommendation 

That Council make a contribution total of $4400 for the Indoor and Outdoor Staff Christmas 
Functions. 
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8.8 Walkway Closure Application - Mantalini Street and Copperfield 
Reserve, Ambarvale   

 

Division 

City Governance 
 

Reporting Officer 

Manager Property Services 
 
 

Attachments 

Locality Plan (contained within this report) 
 

Purpose 

To seek Council approval for the closure of the walkway situated between 12 and 14 
Mantalini Street and Copperfield Reserve, Ambarvale. 
 

Report 

Council has received a request from an adjoining owner for the closure of the walkway 
located between 12 and 14 Mantalini Street and Copperfield Reserve, Ambarvale. 
Information relating to the walkway closure application process and associated fees has 
been provided to all owners adjoining the walkway. 
 
Council’s walkway closure application fee has been received and one of the two adjoining 
owners has confirmed their willingness to purchase the walkway land and advised of their 
acceptance of the terms, conditions and fees associated with such process. 
 
In accordance with Councils adopted procedures a trial closure of the subject walkway was 
conducted for a period of three weeks from 5 September to 23 September 2016. Council 
advertised the proposed closure in the local newspapers, posted notices of the subject 
walkway, forwarded letters to utility authorities, local bus companies, local police and 43 
residents surrounding the subject walkway seeking written submissions. 
 
During the trial closure period Council received no letters of support however one objection 
was received from Jemena Gas Networks (NSW) Ltd as they have a pre-existing gas main 
located in the area. In order to remove their objection Jemena requires an easement to be 
created over the subject land with a condition that no dwellings or buildings be constructed 
over the easement and that access from the land is available to the pipelines at all times. 
 
Councils Infrastructure section has indicated that the subject walkway does not serve as an 
overland floodway for the local catchment however there is a piped drainage system located 
within the walkway which will require an easement for drainage in favour of Council. 
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Summary 
 
It should be noted that no correspondence was received from the local bus companies. The 
local police indicated that they had received no reports of antisocial behaviour however they 
received numerous trail bike complaints in this area where walkways are utilised by local 
riders to escape detection by police. 
 
It should be noted that the resident who requested the closure and indicated they would 
purchase the walkway land owns the properties on either side of the walkway. Should 
Council approve the closure of the walkway this portion of land would significantly increase 
the resident’s land holdings. In this respect the resident has been advised that should the 
closure be approved a market valuation will be undertaken giving consideration to the fact 
that the combined land area could have development potential, although there would be 
drainage and gas easements over the walkway land. 
 
It is understood that the owner of 14 Mantalini Street will purchase the entire portion of the 
walkway land, should Council resolve to close the walkway. 
 

Officer's Recommendation 

1. That Council support the closure of the walkway connecting 12 and 14 Mantalini Street 
and Copperfield Reserve, Ambarvale. 

 
2. That all persons having written to Council be advised of Councils decision. 
 
3. That the applicant wishing to purchase the subject walkway be advised that a drainage 

easement and easement in favour of Jemena Gas Networks (NSW) Ltd will be 
required over the full width of the walkway. 

 
4. That an application be made to Department Primary Industry, Crown Lands for 

approval to close the subject walkway. 
 
5. That following approval from Crown Lands and upon closure of the walkway, the land 

be classified as operational land in accordance with Section 31(2) of the Local 
Government Act 1991, as amended. 

 
6. That subject to Department Primary Industry, Crown Lands’ approval to close the 

subject walkway, that Council approve the sale and creation of any necessary 
easements to allow the transfer of the walkway land. 

 
7. That all documentation associated with the proposed walkway closure be executed 

under the Common Seal of Council, if required. 
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8.9 Investments and Revenue Report - October 2016   
 

Division 

City Governance 
 

Reporting Officer 

Executive Manager Corporate Services and Governance 
 
 

Attachments 

1. Investment portfolio performance for the month of October 2016 (contained within this 
report) 

2. Monthly Rates Summary (contained within this report) 
3. Rates Statistics (contained within this report) 
4. Debtors summary to 31 October 2016 (contained within this report) 
5. Ageing of sundry debts to 31 October 2016 (contained within this report) 
 

Purpose 

To provide a report outlining activity in Council’s financial services portfolio for the month of 
October 2016. 
 

Report 

Investment Portfolio 
 
Council’s Investment Portfolio as at 31 October 2016 stood at approximately $191m. Funds 
are currently being managed both by Council staff and Fund Managers and are in 
accordance with the Local Government Act 1993, Local Government (General) Regulation 
2005 and Council’s Investment Policy. 
 
All investments are placed with approved deposit taking institutions and no funds are placed 
with any unrated institutions. Any funds placed with institutions that have a BBB long term 
rating have maturity lengths in the short term of up to 12 months, effectively A-2 rated, in 
accordance with Council’s investment policy. 
 
The return on Council’s investments is tracking above budget expectations with the 
supplemental income being received from the recent sale of Council land and continues to 
outperform the benchmark of the AusBond bank bill index. 
 
The official cash rate has remained steady, with no movement since August 2016 at its 
present level of 1.50%. 
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Regular liaison with Council’s external financial advisor in assessing any new investment 
products offered assists in monitoring all of the risk factors to maximise Council’s return on 
the investment portfolio. 
 
Rates 
 
Rates and Charges levied for the month ending 31 October 2016 totalled $101,092,374 
representing 100.6% of the estimated budget for the year. 
 
Rates and Charges collected to the end of October totalled $36,386,647. In percentage 
terms this amount represents 35.5% of all rates and charges due to be paid. In comparison, 
the amount collected in the same period last year was 36%. 
 
The November quarterly instalment notices were issued during the month to 49,334 
ratepayers, an increase of 204 on those issued last year. Information on the Festival of 
Fisher's Ghost was included as a banner on the instalment notice. 
 
Debt recovery action during the month involved the issue of 205 Statements of Claim to 
ratepayers who had either failed to maintain arrangements or had not responded to previous 
correspondence. In addition, 6 Writs of Execution were served on delinquent payers 
previously served with a Statement of Claim. 
 
Ratepayers who have purchased property since the annual notices were issued are sent a 
‘Notice to New Owner’ letter. This letter advises ratepayers the annual amount levied and 
any balance unpaid since settlement occurred. During October, 25 of these notices were 
sent to ratepayers. 
 
Sundry Debtors  
 
Debts outstanding to Council as at 31 October 2016 are $1,652,524 reflecting an increase of 
$494,881 since September 2016. During the month, 1,369 invoices were raised totalling 
$1,420,295. The majority of these are paid within a 30 day period. Those that are not paid 
within the 30 day period are reflected in the ageing report as attachment 5. Debts exceeding 
90 days of age totalled $148,288 as at October 2016.  
 
Debt recovery action is undertaken in accordance with Council’s Sundry Debtors Recovery 
Procedures Policy and commences with the issue of a tax invoice. A person or entity may be 
issued any number of invoices during the calendar month for any business, services or 
activities provided by Council. At the conclusion of each calendar month, a statement of 
transactions is provided with details of all invoices due and how payments or credit notes 
have been apportioned. Once an invoice is paid, it no longer appears on any subsequent 
statement. 
 
All debts that age by 90 days or more are charged a statement administration fee of $5.50 
per statement. Debtors are contacted by telephone, email or in writing to make suitable 
arrangements for payment of the overdue debt. Where a suitable arrangement is not 
achieved or not maintained as agreed, a seven day letter is issued referencing referral to 
Council’s debt recovery agents. 
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Matters referred to Council’s recovery agent are conducted in accordance with relevant 
legislation and the Civil Procedures Act 2001. Formal legal recovery commences with a 
letter of demand (or letter of intent) providing debtors with at least 14 days to respond. In the 
event that no response is received, instructions are given to proceed to Statement of Claim 
allowing a further 28 days to pay or defend the action. Failing this, the matter will 
automatically proceed to judgment and continue through the Civil Procedures Act 2001 
process. 
 
All costs associated with formal legal recovery are payable by the debtor and staff continue 
to make every effort to assist debtors to resolve their outstanding debt before escalating it 
through the local court. 
 
During the month, 30 accounts were issued a letter of demand on Council’s letterhead, 
advising that if the account was not settled or an appropriate arrangement was not made, 
the account will escalate to formal legal action through Council’s agent. 
 
Council’s agents were instructed to issue two letters of demand for hall hire and leisure 
centre court hire, Judgment was obtained on one account for unpaid licence fees, three 
accounts escalated to Writ two for unpaid licence fees and one for hall hire. 
 
Council officers continue to provide assistance to debtors experiencing difficulties in paying 
their accounts. Debtors are encouraged to clear their outstanding debts through regular 
payments where possible, to avoid any further recovery action. 
 

Officer's Recommendation 

That the information be noted. 
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CAMPBELLTOWN CITY COUNCIL INVESTMENT PORTFOLIO
 October 2016

Benchmark AusBond Bank Bill Index
Portfolio Balance $191,500,677.37

Monthly Performance Return (mth) Return (pa)

AusBond Bank Bill Index 0.15% 1.75%

Portfolio - Direct Investments 0.24% 2.82%

Performance to Benchmark + 0.09% + 1.06%

Short Term Call Account 0.18% 2.08%

Managed Funds 0.17% 2.04%

Year to Date Performance Credit Exposure (S&P Long Term Rating)

Rolling 12 Month Period
3.06% Council Managed Funds
2.12% Benchmark

Interest Budget to Actual
Avg Original Budget to Period $994,933
Actual Accrued to Period $1,584,926

Funds at Call 3,130,000.22$     AA- 2%
NSW Treasury 32,878,706.89$   AA+ 17%
National Australia Bank 58,575,139.50$   AA- 31%
Westpac Bank 3,052,520.55$     AA- 2%
Commonwealth Bank 25,000,000.00$   AA- 13%
Bank Western Australia 8,409,830.50$     AA- 4%
AMP Bank 5,000,000.00$     A+ 3%
Suncorp Metway 23,373,915.60$   A+ 12%
ING Bank 3,000,000.00$     A 2%
Rural Bank 2,000,000.00$     A- 1%
Bank of Queensland 12,029,980.31$   A- 6%
Peoples Choice CU 1,000,000.00$     A2 1%
MyState Bank 5,000,000.00$     A2 3%
Credit Union Aust 4,000,000.00$     A2 2%
Heritage Bank 2,000,000.00$     A2 1%
ME Bank 3,050,583.80$     A2 2%

191,500,677.37$ 100%

%
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8.10 Quarterly Budget Review Statement as at 30 September 2016   
 

Division 

City Governance 
 

Reporting Officer 

Executive Manager Corporate Services and Governance 
 
 

Attachments 

Quarterly Budget Review Statement for the period 1 July 2016 to 30 September 2016 
(contained within this report) 
 

Purpose 

A quarterly financial review has been conducted on the original income and expenditure 
estimates presented in the 2016-2017 budget. The adjustments relating to the review of the 
original budget allocations are presented for Council’s consideration. 
 
Introduction 
 
The current planning and reporting framework for NSW Local Government has a greater 
focus on financial sustainability. In an effort to achieve consistency in reporting between 
councils, the Office of Local Government introduced a set of minimum requirements and 
predefined templates to assist councils in meeting their legislative obligations. Collectively, 
these documents are known as the quarterly budget review statement (QBRS). The latest 
QBRS under the reporting framework is attached. 
 

Report 

In accordance with Clause 203 of the Local Government (General) Regulations 2005, the 
Responsible Accounting Officer is required to prepare a quarterly budget review of income 
and expenditure estimates and submit a report to Council. The QBRS must also include an 
opinion of the Responsible Accounting Officer concerning the financial position of Council. 
This report provides an overview of the results of the financial review for the quarter ended 
30 September 2016. 
 
In June 2016, Council adopted a balanced budget for 2016-2017. There is no proposed 
change to the budget result in this review. 
 
The recommended movements relating to income and expenditure are summarised in the 
attachment and details of significant items greater than $20,000 are listed in the body of this 
report for Council’s consideration. 
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The following items are detailed with corresponding adjustments recommended following the 
completion of the quarterly financial review: 
 
Executive Services - $39,500 decrease in expenditure 
 
Due to the retirement of staff and current vacant positions within the Executive Services 
section it is anticipated that there will be a salary saving in this budget allocation. It is 
proposed that part of these savings be utilised to fund other expenditure required within the 
section. 
 
Councillor Support - $35,000 increase in expenditure 
 
As is customary with the election of a new Council each Councillor is furnished with new 
electronic equipment (for Council purposes), if required. This allocation will enable the 
purchase of the required equipment. 
 
Sanitary Waste Management- $30,000 increase in expenditure 
 
During the current review period several of the pumps at the Sanitary Waste Centre failed 
and were in need of repairs or replacement. This additional cost will be offset by an increase 
in the income received from effluent disposal at the centre. 
 
On Line Resources - $28,500 decrease in income 
 
In previous years the Library service has received a contribution from the Western Sydney 
University (WSU) which has been forwarded onto a training company as sponsorship for the 
Campbelltown Library’s “Your Tutor” licence. The WSU contribution to this program is being 
maintained however “Your Tutor” will now be invoicing WSU directly rather than through 
Council. A corresponding reduction in expenditure is to be made to offset this decrease in 
income. 
 
Tree Inspection Fee - $30,000 decrease in income 
 
Due to a change in the regulations which inform when a tree inspection is required before a 
tree can be removed, the number of tree inspections performed by Council staff has 
decreased resulting in this decrease in expected income. The decrease in income will be 
offset by a corresponding reduction in the Tree Care budget.  
 
Raby Sporting Fields - $28,000 decrease in income 
 
In the previous financial year the Campbelltown/Camden Cricket Club requested Council to 
maintain the Raby Sporting Fields at a higher level of service. To offset the additional costs 
to Council, the Club made a contribution. When setting the budget for this financial year it 
was assumed that this arrangement would continue. The Club has since advised that they 
don’t wish to continue with the arrangement. A corresponding decrease in the expenditure 
budget will be made to offset this decrease in income. 
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Land Sales - $64,650,000 increase in income and expenditure 
 
As reported to Council previously, Council has sold a parcel of land within the LGA. The 
budget for the sale was not included in the original budget workings as the timing of the sale 
was unknown at the time. This adjustment to the budget allows for the proceeds of the sale 
and the various legal and advertising costs that were incurred. The net of the proceeds has 
been restricted in the Development Reserve. 
 
Financial Assistance Grant - $400,700 decrease in income 
 
In a previous report to Council it was advised that the amount of funding allocated to Council 
from the NSW Local Government Grants Commission was $400,700 less than was 
anticipated when the original budget was prepared. This adjustment actions the 
recommendation from Council and will be funded from the growth in rates income.  
 
Rates-General Purpose Revenue - $448,700 increase in income 
 
The actual rates levied at the start of this financial year were greater than the amount that 
was calculated when the original budget was prepared. This has occurred due to changed 
circumstances such as additional ratepayers in the Local Government Area, new 
supplementary rate levies issued as a result of the subdivision of land parcels etc. This has 
generated additional rating income. These additional funds have been utilised to primarily 
offset the loss of income from the reduction in the Financial Assistance Grant. 
 
Summary 
 
As reported to Council in previous years, the financial objective has been to budget a surplus 
to improve Council’s liquidity ratio. The liquidity ratio has improved to a satisfactory level and 
as such, a balanced budget is proposed for the 2016-2017 financial year. 
 
As per the Responsible Accounting Officer’s statement, the 2016-2017 results continue to 
support Council’s sound financial position in the short to medium term. During 2016-2017, 
Council will further refine its financial strategy in line with the development of the 10 year 
Long Term Financial Plan, required by the Integrated Planning and Reporting Framework 
and determine the most appropriate and financially responsible action for future periods. 
 

Officer's Recommendation 

That the adjustments recommended in the Quarterly Budget Review Statement be adopted. 
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SIGNATURE HAS BEEN REMOVED 
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8.11 Additional Road Names Bardia Sub-Precinct - Edmondson Park   
 

Division 

City Governance 
 

Reporting Officer 

Executive Manager Corporate Support Systems 
 
 

Attachments 

List of proposed road names (contained within this report) 
 

Purpose 

To propose additional road names for use in the Bardia Sub-Precinct of the Edmondson 
Park Urban Release Area, for Council’s consideration and approval. 
 

History 

Council at its meeting held 18 October 2011 approved 55 new road names for use within the 
Bardia Sub-Precinct of the Edmondson Park Urban Release Area. A number of these road 
names have now been used in the first two stages of this residential development. 
 
Council at its meeting held 1 July 2014 approved Ray Simpson Avenue as an additional road 
name for use within the Bardia Sub-Precinct of the Edmondson Park Urban Release Area. 
 
Council has now received a request from the developer for additional road names for use in 
the remaining stages of this residential development.  
 

Report 

A list of proposed road names and a brief summary of their origin is included as attachment 
1. It has been Council’s protocol to select a specific theme for road names within a suburb or 
development in an effort to unify street names and provide some assistance to the travelling 
public. The Bardia Sub-Precinct of the Edmondson Park Urban Release Area comprises that 
part of the former Ingleburn Army Camp located within the Campbelltown Local Government 
Area and the proposed road names have therefore been chosen to reflect and preserve the 
military heritage of this area. 
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As with the original selection of road names for the earlier stages of this development, some 
of the proposed road names reflect the various battles and campaigns in which the units and 
personnel that trained at the Ingleburn Army Camp were involved. Other proposed road 
names again recognise the various branches of the army that have been stationed at the 
Ingleburn Army Camp throughout its long history or preserve other names identified as being 
of special significance to the site. Many of these proposed road names are associated with 
the period after the Second World War in recognition of the important role played by the 
Ingleburn Army Camp in post-war conflicts. 
 
The proposed road names comply with the requirements of the NSW Addressing Policy and 
the NSW Addressing User Manual. Liverpool Council employees have also been consulted 
to avoid possible duplication of these road names in other parts of the Edmondson Park 
Urban Release Area. 
 
The road naming process 
 
Division 2 of Part 2 of the Roads Regulation 2008 outlines the procedure that Council must 
follow when naming public roads under its control. In accordance with these procedures, it is 
recommended that, subject to Council approval, the proposed road names are advertised in 
local newspapers to allow for public comment and that Australia Post, the Registrar General, 
the Surveyor General and the various emergency services are also notified of Council’s 
intention to use these proposed road names within this development. 
 
Should no objections be received in the period of one month following advertisement and 
notification of this proposal, it is also recommended that Council then completes the road 
naming process by publishing a notice of these new road names in the NSW Government 
Gazette. Should any objections be received during the exhibition period, a further report on 
this matter will be presented to the next available Council meeting.  
 

Officer's Recommendation 

1. That Council approves the proposed road names in attachment 1 to this report for use 
in the Bardia Sub-Precinct of the Edmondson Park Urban Release Area. 

 
2. That Council advertise its proposal to use these road names in local newspapers for a 

period of 28 days and notifies the authorities prescribed by the Roads Regulation 
2008. 

 
3. That should no objections to the proposal to use these road names be received during 

the exhibition period, Council publish notice of these new road names in the NSW 
Government Gazette. 

 
  



Ordinary Meeting 22/11/2016 Page 341 
8.11 Additional Road Names Bardia Sub-Precinct - Edmondson Park 
 
 

 
 
 
 

 
ATTACHMENT 1 
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8.12 Community Facilities   
 

Division 

City Governance 
 

Reporting Officer 

Executive Manager Corporate Support Systems 
 
 

Attachments 

Nil 
 

Purpose 

To seek Council’s endorsement of revised volunteer and community groups community hall 
hire fees and charges. 
 

History 

Council at its meeting held 4 October 2016 resolved: 
 

1. That Council undertakes a review of use of community facilities by community 
groups that balances financial and social outcomes. 

 
2. That a further report be provided to Council following this review for 

consideration.  
 
3. That existing community groups, that are volunteer based and do not receive any 

external government funding, receive a subsidy from Council of the difference 
between the fees previous paid by the groups and the fees that would have 
applied for the 2016-2017. 

 
4. That Council write to those groups to advise of this arrangement. 
 
5. That a budget adjustment be made in the end of September quarterly review to 

establish funds of up to $15,000 to fund the level of subsidy. 
 
A review of Council’s existing hall bookings identified two customers that were impacted by 
the Council resolution. Council has written to these customers advising them of the 
adjustments to their fees.  
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Report 

 
A review of Council hall hire fees and conditions was undertaken to provide options that 
enable community and volunteer group’s access to affordable meeting spaces to build social 
cohesion and connections within the community. 
 
The recommended amendments to the fee structure and conditions will not only address 
affordable access by these groups but also increase the utilisation of the Council halls during 
non-peak periods.   
 
In undertaking this review Council has identified a need to differentiate between community 
groups that receive external funding or sponsorship and volunteer groups that receive no 
external funding and are operated by volunteers. 
 
Recommended Amendments to the Hall Hire Fees and Conditions 
 
Community groups currently receive a 50 per cent discount to the standard hall hire fee for 
casual bookings only. The recommendation is that a 50 per cent discount to the standard 
hall hire fee will now also apply to regular bookings held in Council’s category 2 and 3 halls 
and meeting rooms in the Ron Moore Community Centre and Ingleburn Community hall for 
booking made on Monday to Friday, 9.00am-3.00pm. 
 
It is proposed that volunteer groups will now receive a 75 per cent discount to the standard 
hall hire fee for regular bookings held in Category 2 and 3 halls and the meeting rooms in 
Ron Moore Community Centre and Ingleburn Community hall for booking made on Monday 
to Friday, 9.00am-3.00pm. Volunteer groups will also be entitled to a 50 per cent for casual 
bookings. 
 
The changes to the hall hire fees and charges will be required to be placed on public 
exhibition for 28 days as per Council’s current policy.  
 

Officer's Recommendation 

 
1. That Council adopt the draft fees and charges outlined in the officer’s report for public 

exhibition.  
 
2.  That Council endorse the introduction on new criteria for voluntary charity user groups 

as identified in the body of the report. 
 
3. That the draft hall hire fees be adopted subject to no submissions being received after 

the public exhibition. 
 
4. That Council write to all groups impacted by the changes at the conclusion of the 

exhibition period provided that no submissions are received. 
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9. QUESTIONS WITH NOTICE 

Nil at time of print. 
 
 
 

10. RESCISSION MOTION 

No rescission motion this round 
 
 
 
 

11. NOTICE OF MOTION 

11.1 Feasibility of creating a BMX Track at St Helens Park  
 
 
Councillor Brticevic has given Notice in writing of his intention to move the following Motion 
at the next meeting of Council on 22 November 2016. 
 
That Council investigate the feasibility of creating a BMX track at the St Helens Park skate 
park, taking into consideration using the soil from the civil works creating the car park at that 
location. 
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11.2 Sports Venue Sponsorship Policy  
 
 
Councillor Lake has given Notice in writing of his intention to move the following Motion at 
the next meeting of Council on 22 November 2016. 
 
That a report for a Sports Venue Sponsorship Policy be presented to Council, as soon as 
possible, to be included in the 2017-2018 budget. 
 

The policy should address how to build the Region’s competitive advantage to host 
major events at Campbelltown Sports Stadium (CSS) and how this would boost the 
reputation of the City and its’ economy. It should also include and not be limited to: 
 

i) Funds of $500,000 to be set aside for this policy 
ii) Ways which these funds could be used to attract major events 
iii) Benefits to the residents of Campbelltown and the region 
iv) Employment benefits 
v) Benefits to the local business community  
vi) Potential sponsorship with private partners. 
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11.3 NSW Public Schools  
 
 
Councillor Moroney has given Notice in writing of his intention to move the following Motion 
at the next meeting of Council on 22 November 2016. 
 
1.  That Council notes the $775m infrastructure backlog in NSW public schools, including 

a $2,160,520 backlog at Leumeah High School and a $2,693,879 backlog at Hurlstone 
Agricultural High School that put these schools in the top 10 most neglected schools in 
the state.  

 
2.  That Council writes to the Minister for Education, The Hon. Adrian Piccoli MP, calling 

for immediate action by the government to address the neglect of NSW public schools, 
particularly in Campbelltown. 

 
3.  That copies of this correspondence be sent to the Member for Campbelltown Mr Greg 

Warren MP, the Greens NSW Education spokesperson Ms Tamara Smith MP, the 
leader of the Christian Democratic Party Rev. The Hon. Fred Nile MLC and the 
Chairman of the Shooters, Fishers and Farmers Party The Hon. Robert Borsak MLC. 
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12. URGENT GENERAL BUSINESS 

No reports this round 
 

13. PRESENTATIONS BY COUNCILLORS 

 
 

14. CONFIDENTIAL REPORTS FROM OFFICERS 

14.1 Directors of Companies - City Development    
 

Reason for Confidentiality 

This report is CONFIDENTIAL in accordance with Section 10A(2)(c) of the Local 
Government Act 1993, which permits the meeting to be closed to the public for business 
relating to the following: - 
 

(c) information that would, if disclosed, confer a commercial advantage on a person 
with whom the council is conducting (or proposes to conduct) business 

 
 
 
 

14.2 Easements for Electrical Purposes over Lot 116 DP 1209435, Rolla 
Road, Glenfield    

 

Reason for Confidentiality 

This report is CONFIDENTIAL in accordance with Section 10A(2)(c) of the Local 
Government Act 1993, which permits the meeting to be closed to the public for business 
relating to the following: - 
 

(c) information that would, if disclosed, confer a commercial advantage on a person 
with whom the council is conducting (or proposes to conduct) business. 
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