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MEETING NOTICE 
 

Campbelltown City Council Local Planning Panel   
 

The meeting of the Campbelltown City Council Local Planning Panel will be held in Civic 
Centre, Campbelltown on Wednesday, 27 November 2019 at  3.00pm. 

 
MEETING AGENDA 

 

1.  ACKNOWLEDGEMENT OF LAND 

I would like to acknowledge the Traditional Custodians, the Dharawal people, whose Lands 
we are now meeting on. I would like to pay my respects to the Dharawal Elders, past and 
present and all other Aboriginal people who are here today. 

2.  APOLOGIES 

3.  DECLARATIONS OF INTEREST  

4. REPORTS 6 

4.1 Partial demolition and works to heritage item and construction of multi dwelling 
development - 50 Badgally Road, Claymore 6 

4.2 Gilead Planning Proposal 271 
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General Information 
 
The role of the Local Planning Panel is to determine development applications and provide 
advice on planning proposals. 
 
When the panel is considering a report relating to a development application, the panel will 
receive and consider verbal submissions from the applicant and from any person that made 
a written submission in regard to that development application (during the notification or 
exhibition period).  
 
As required by the Minister’s Local Planning Panels Direction, when considering a planning 
proposal, the role of the panel is to provide advice to Council. The panel is the first step in 
the evaluation process before Council and the State Government (through the Gateway 
process) to decide whether to support a formal public exhibition or consultation period on the 
proposal. It is possible that the proposal will be modified before or as part of the 
consideration by Council and/or through the Gateway process. The panel will consider verbal 
submissions made in relation to the matter from the applicant, if there is one, and from any 
other person. The panel will not consider written submissions tabled at the meeting, however 
they will be accepted and passed on to Council officers for consideration in their report to 
Council.  
 
Any person who makes a verbal submission to the panel must identify themselves and must 
also accept that their presentation will include their images and sounds and will be webcast 
and stored on Council’s website for future viewing. Any person who makes a verbal 
submission to the panel must also declare before their submission any political contributions 
or donations they have made over the last four years exceeding $1,000 to any political party 
or candidate who contested the last Ordinary Election of Council.  
 
If you would like to make a verbal submission to the panel, it is necessary to submit the 
“request to address – community access to meetings” form available on Council’s website by 
midday the day prior to the meeting. The panel chair will invite the registered speakers to the 
table at the appropriate time in the agenda.  Verbal submissions to the panel will be limited to 
five minutes each. The chairperson has the discretion to extend the period if considered 
appropriate. Panel members will have the opportunity to ask you questions at the end of your 
submission. 
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Recommendations of the Panel 
 
The reports are presented to the Local Planning Panel for its consideration, advice and 
determination if the report is for a development application. 
  
After the panel has considered submissions made by interested parties, the panel will make 
recommendations to the Council if the report relates to a planning proposal and 
determination if the report relates to a development application. The panel’s 
recommendations/determinations become public by 4.30 the Friday following the Local 
Planning Panel meeting. 
 
Information 
 
Should you require information regarding the panel or any item listed on the agenda, please 
contact Council’s City Development Division on 4645 4575 between 8.30am and 4.30pm. 
 
The following report is referred to the Local Planning Panel Panel for its consideration and 
recommendation. 
 
 
 
 
 
Lindy Deitz 
General Manager  
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4. REPORTS 

4.1 Partial demolition and works to heritage item and construction of 
multi dwelling development - 50 Badgally Road, Claymore 

Community Strategic Plan 

Objective Strategy 

4 Outcome Four:  A Successful City 4.3 - Responsibly manage growth and 
development, with respect for the 
environment, heritage and character of 
our city 

 

  
 

Referral Criteria 

This proposal is considered sensitive development in accordance with the referral criteria 
Local Planning Panels Direction – Development Applications as the site is identified as a 
local heritage item under Schedule 5 of the Campbelltown Local Environmental Plan 2015 
and demolition is proposed. Under Section 4.8 of the Environmental Planning and 
Assessment Act 1979 (EP&A Act) the determining authority is the Campbelltown Local 
Planning Panel. 
 
Executive Summary 

 This development application proposes minor demolition and works to the existing 
dwelling, demolition of buildings and structures, tree removal, relocation of the existing 
barn/stables and conversion to dwelling and the construction of 73 dwellings as a multi 
dwelling housing development and associated site works at Lot 2, DP 1017017, 50 
Badgally Road, Claymore. 

 The subject site is zoned part R2 Low Density Residential and part SP2 Infrastructure 
under the provisions of the Campbelltown Local Environmental Plan 2015.   

 The site is identified as a local heritage item known as Hillcrest, Item No.  I45 under 
Schedule 5 of the Campbelltown Local Environmental Plan 2015. The site contains a 
dwelling, barn/stables and a range of ancillary structures with dense and mature 
vegetation surrounding the dwelling.  The proposal seeks consent for part demolition of 
the dwelling, and the dismantling, relocation and rebuilding of the barn/stables and 
removal of ancillary structures.  

 The application was publicly exhibited and notified to adjoining and surrounding 
residents and land owners from 5 February 2019 for 14 days. One submission was 
received in objection to the proposal. 

 The Heritage Impact Statement provided with the application fails to adequately assess 
the full extent of the heritage significance of the site. A conservation management plan 
has not been submitted to accompany the development application. 

 The site is not considered suitable for the proposed development due to the proposal’s 
failure to adequately identify the sites heritage significance, satisfy the heritage 
provisions under Clause 5.10 of the Campbelltown Local Environmental Plan 2015 and 
comply with a number of requirements listed in Council’s Development Control Plan.  
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 The application fails to satisfactorily resolve critical deficiencies that were raised 
throughout the assessment process, specifically regarding the compatibility with the 
surrounding urban environment, compliance with stormwater and water quality 
requirements, impacts of traffic, parking and access, issues surrounding on-site waste 
management, vegetation removal, and the impacts from adjoining noise sources on the 
development.   

 An assessment under Section 4.15 of the EP&A Act has been undertaken and it is 
recommended to the panel that the application be refused for reasons outlined in this 
report.  

 The proposal is not considered to be in the public interest. 

 
 

Officer's Recommendation 

That development application 4457/2018/DA-M for works on the site of a heritage item 
including minor demolition and works to existing dwelling, demolition of buildings and 
structures, tree removal, relocation of barn/stables and conversion to dwelling and 
construction of a multi dwelling housing development at Lot 2, DP 1017017, 50 Badgally 
Road, Claymore be refused for the reasons outlined in attachment 1. 
 

 

Purpose 

To assist the Panel in its determination of the subject application in accordance with the 
provisions of EP&A Act. 

 
Property Description Lot 2 DP 1017017, 50 Badgally Road, Claymore  

Application No 4457/2018/DA-M 

Applicant DWA 

Owner Blueroad Pty Ltd 

Provisions Campbelltown 2027 – Community Strategic Plan 

State Environmental Planning Policy 55 - Remediation of Land 

State Environmental Planning Policy (Infrastructure) 2007 

Greater Metropolitan Regional Environmental Plan No. 2 - 
Georges River Catchment 

State Environmental Planning Policy (Building Sustainability Index: 
BASIX) 2004  

Campbelltown Local Environmental Plan 2015 

Campbelltown (Sustainable City) Development Control Plan 2015 

Date Received 10 December 2018 
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Site History 
 
The site is identified as a local heritage item known as Hillcrest (item No. I45 under Schedule 
5 of the Campbelltown Local Environmental Plan 2015). 
 
The Site and Surrounding Locality  
 
The subject site is known as 50 Badgally Road, Claymore and legally defined as Lot 2 
DP1017017. The site is rectangular in shape and has a total area of 2.343ha with a frontage 
of 84.735m to Badgally Road. Vehicular access is achieved via Badgally Road from the 
south west.  
 
The site includes a local heritage item known as Hillcrest, item I45 under Schedule 5 of the 
Campbelltown Local Environmental Plan 2015. The site contains a dwelling, barn/stables, a 
range of modern ancillary structures and dense mature vegetation surrounding the dwelling.  
 
Surrounding development comprises of the Hume Motor way (M31) to the south, the 
Claymore residential redevelopment site Hillcroft to the north, locally listed heritage item 
Glenfield Cottage (CLEP 2015, item I44) to the north west and Glenroy Park to the north east 
(across Badgally Road).  
 
The topography of the site generally slopes towards the front southern property boundary 
with a generally flat platform surrounding the dwelling which falls away to the site’s front and 
rear boundaries. 
 
The Proposal 
 
The proposed development will comprise the following:  
 

 Minor demolition works to the dwelling and removal of ancillary structures as detailed 
on demolition plan prepared by DWA, DWG DA-05, Rev HH 

 

 Removal of 78 trees and the retention of nine trees 
 

 Tree protection measures for the nine trees 
 

 Dismantling, relocation and rebuilding of existing brick barn/stables to be used as a 
dwelling and associated restoration works 

 

 Provision of communal open space centrally located within the site and recreation of 
heritage entry drive and carriage loop 

 

 Construction of 73 two storey multi dwellings each containing single garages. Twelve 
of the  proposed multi dwellings will be adaptable units  

 

 Construction of a deceleration lane from Badgally Road into the site, construction of 
internal roads and associated infrastructure 

 

 Provision of 38 off street visitor car spaces, two motorbike spaces and four bicycles 
spaces 

 

 Associated support infrastructure including internal pedestrian paths, waste collection 
areas, fencing, landscaping and drainage works. 
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Report 

1. Vision 
 
Campbelltown 2027 Community Strategic Plan 
 
Campbelltown 2027 is the Community Strategic Plan for the City of Campbelltown. The 
Strategic Plan addresses four key strategic outcomes that Council and other stakeholders 
will work to achieve over the next ten years: 
 
• Outcome 1: A vibrant, liveable city 
• Outcome 2: A respected and protected natural environment 
• Outcome 3: A thriving, attractive city 
• Outcome 4: A successful city 
 
The proposal would contribute towards housing supply to the Claymore area which is 
consistent with Strategy 1.8 of Outcome 1 which requires Council to enable a range of 
housing choices to support different lifestyles.  
 
Despite consistency with strategy 1.8 of Outcome 1, the proposal is inconsistent with the 
strategy 4.3 of Outcome 4 which requires Council to responsibly manage growth and 
development, with respect for the environment, heritage and character of our city. The 
proposal fails to adequately assess the heritage significance of the site and the built form 
proposed will have adverse impacts on the heritage values of the item.  
 
It is considered that the proposed development is not consistent with the long term vision for 
the Campbelltown and Macarthur Region having regard to the site’s heritage significance. 
 
2. Planning Provisions 
 
The development has been assessed in accordance with the heads of consideration under 
Section 4.15 of the EP&A Act and having regard to those matters the following issues have 
been identified for further consideration. 
 
2.1. State Environmental Planning Policy 55 - Remediation of Land (SEPP55) 
 
SEPP 55 requires the consent authority to consider whether the subject land of any 
development application is contaminated.  
 
Council’s Environmental officer (contamination) reviewed the submitted DSI report prepared 
by Reditus, dated 10 May 2019, Version 1 and the following advice was provided: 
 
The report does not provide a satisfactory basis for Council to determine the suitability of the 
site from a contaminated land perspective for the following reasons: 
 
a) The potential contamination from onsite storage of drums and liquid containers has not 

been adequately assessed: 
 

i. The storage of drums, vehicles and containers is an activity that has a material 
risk of land contamination. 

ii. The sampling methodology has discounted this as a parameter. 
iii. The resulting sampling plan did not include any targeted sampling of these areas. 
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iv. The resulting sampling plan took the minimum density from the NSW Sampling 
Design Guidelines. This gives a 95 percent UCL hotspot detection radius of 
15.29m. The size areas that were used for drum and container storage appears 
to be far smaller than this and there is, therefore, a greater than 5 percent chance 
that one or more of these hotspots could be missed by the whole of site sampling 
regime. 

 
b) The potential contamination from old building materials (lead paint, asbestos, termite 

treatments) have not been adequately assessed: 
 

i. The report acknowledges the risk of contamination from building materials but 
does not undertake targeted sampling for this risk. 

ii. The broader sampling grid does not provide adequate information to assess this 
risk. 

 
Further targeted sampling is required to be undertaken for these AECs to determine what, if 
any, contamination has occurred. 
 
Based on the above assessment, the proposal was not accompanied by satisfactory 
information to properly consider the matters prescribed by Clause 7(1) of SEPP 55 and the 
application should not be supported.   
 
2.2. State Environmental Planning Policy (Infrastructure) 2007  
 
Clause 102 of the SEPP applies to development proposing residential development that is on 
land in or adjacent to the road corridor for a freeway, a tollway or a transitway or any other 
road with an annual average daily traffic volume of more than 20,000 vehicles (based on the 
traffic volume data published on the website of Road and Maritime Service (RMS)) and that 
the consent authority considers is likely to be adversely affected by road noise or vibration.  
 
The development site adjoins a portion of the Hume Motorway and is subject to the 
provisions of this clause.  
 
Before determining a development application for development to which this clause applies, 
the consent authority must take into consideration any guidelines that are issued by the 
Secretary for the purposes of this clause and published in the Gazette.  
 
Development that is for the purposes of residential accommodation, the consent authority 
must not grant consent to the development unless it is satisfied that appropriate measures 
will be taken to ensure that the following LAeq levels are not exceeded: 
 
(a) In any bedroom in the residential accommodation—35 dB(A) at any time between 10 

pm and 7 am. 
 

(b) Anywhere else in the residential accommodation (other than a garage, kitchen, 
bathroom or hallway)—40 dB(A) at any time. 

 
The applicant has submitted a Traffic Noise Intrusion Assessment prepared by Harwood 
Acoustics Acoustical consulting dated 7 December 2018 and revised dated 8 July 2019. The 
Traffic Noise Intrusion Assessment provides an assessment against the required noise 
criteria prescribed in Clause 102 of the ISEPP and concludes these internal noise level 
requirements set by this clause can be achieved subject to the implementation of the 
recommendations contained in Section 5 of this report.  
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Building construction recommendations include:  
 

 Increased provisions to non-masonry external wall elements 

 Increased provisions to roof and ceiling materials 

 Increased glazing thicknesses specific to allocated noise impact zone 

 Minimum 1.2m acoustic front boundary fence along Badgally Road 

 Minimum 35mm solid core timber construction entry doors 

 Any mechanical ventilation to comply with BCA requirements 

 Glazing requirements as required for Zone 2 units, subject to permissibility and 
heritage impacts.  

 
The proposed building construction recommendations contained within the Traffic Noise 
Intrusion Assessment prepared by Harwood Acoustics Acoustical, dated July 2019 has not 
adequately demonstrated that appropriate measures will be taken to ensure that the LAeq 
levels required under Clause 102 of this SEPP, will not be exceeded for all proposed and 
existing heritage dwellings.  
 
The development proposes vehicular access via Badgally Road and Badgally road is not 
identified as a Classified Road. The provisions of Clause 104, Traffic-generating 
development pursuant to Schedule 3 of the SEPP are not triggered and concurrence from 
the RMS is not required.   
 
Despite the proposal not triggering the provisions of Clause 104, the development application 
was referred to the RMS for comment due to its location adjacent to the Hume Motorway and 
number of dwellings accessing Badgally Road.  
 
The development application was referred to the RMS on 15 February 2019 and the RMS 
provided comments on 27 March 2019 advising no objections to the proposed land use 
application is raised and requested that if the application be supported, conditions listed in 
this referral are incorporated into any consent issued by Council in order to promote the 
orderly, safe and efficient operation of the Hume Motorway.  
 
Those conditions relate to construction measures and requirements near the Hume 
Motorway. A copy of the RMS referral comments are provided as an attachment to this 
report.  
 
2.3. Greater Metropolitan Regional Environmental Plan No. 2 - Georges River 

Catchment (GMREP) 
 
The development site is located within the Georges River Catchment, therefore the 
provisions of the GMREP apply to the subject application. 
 
The general aims and objectives of this GMREP are as follows: 
 
(a) To maintain and improve the water quality and river flows of the Georges River and its 

tributaries and ensure that development is managed in a manner that is in keeping with 
the national, State, regional and local significance of the Catchment.  

 
(b) To protect and enhance the environmental quality of the Catchment for the benefit of all 

users through the management and use of the resources in the Catchment in an 
ecologically sustainable manner. 
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(c) To ensure consistency with local environmental plans and also in the delivery of the 
principles of ecologically sustainable development in the assessment of development 
within the Catchment where there is potential to impact adversely on groundwater and 
on the water quality and river flows within the Georges River or its tributaries. 

 
(d) To establish a consistent and coordinated approach to environmental planning and 

assessment for land along the Georges River and its tributaries and to promote 
integrated catchment management policies and programs in the planning and 
management of the Catchment. 

 
(e) (Repealed) 
 
(f) To provide a mechanism that assists in achieving the water quality objectives and river 

flow objectives agreed under the Water Reform Package. 
 
The proposal does not conflict with any of the relevant provisions of the GMREP and is 
considered acceptable in this regard. 
 
2.4. State Environmental Planning Policy (Building Sustainability Index: BASIX) 2004   
 
The aim of this Policy is to ensure consistency in the implementation of the BASIX scheme 
throughout the State and an application for development consent in relation to certain kinds 
of residential development must be accompanied by a list of commitments by the applicant 
as to the manner in which the development will be carried out.  
 
A satisfactory BASIX Certificate has been provided for the proposal and the proposal is 
considered acceptable in this regard. 
 
2.5. Draft Environmental Planning Instrument 
 
Section 4.15 – (1)(a)(ii) of the EP&A Act requires consideration of any proposed instrument 
that has been the subject of public consultation under this Act and that has been notified to 
the consent authority (unless the Planning Secretary has notified the consent authority that 
the making of the proposed instrument has been deferred indefinitely or has not been 
approved).  
 
Council has prepared and publicly exhibited a planning proposal that proposes an 
amendment to the LEP2015 which seeks to prohibit multi dwelling housing within the R2 Low 
Density Residential Zone. Council resolved to forward this proposal to the Department for 
finalisation on 11 June 2019. 
 
The draft Planning Proposal (556/2019/E-PP) has been forwarded to the Minister for 
Planning for finalisation pursuant to Section 3.36 of the EP&A Act. The proposed amendment 
will include a savings clause to permit the determination of development applications made 
before the commencement of the amendment to CLEP 2015 as if the amendment to the plan 
had not been made. 
 
2.6. Campbelltown Local Environmental Plan 2015 (CLEP 2015) 
 
The subject site is zoned part R2 Low Density residential and part SP2 Infrastructure (road) 
under the provisions of Campbelltown Local Environmental Plan 2015. The application 
proposes multi dwelling housing and multi dwelling housing is currently permissible with 
consent within the R2 zone.  
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Multi dwelling housing is defined as three or more dwellings (whether attached or detached) 
on one lot of land, each with access at ground level, but does not include a residential flat 
building. 
 
Proposed multi dwellings are consistent with the above mentioned land use definition.  
 
The proposal also includes ancillary works to support the multi dwellings including road 
works, access and deceleration lane across the portion of land zoned SP2 Infrastructure 
(road) and roads are permissible with consent within an SP2 Zone.  
 
R2 Low Density Residential Zone  
 
The objectives of the R2 zone are: 
 

 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 is inconsistent with the first objective of the R2 zone, which 
requires development to provide for the housing needs of the community within a low density 
residential environment as the proposal presents a built form that is characteristic of a 
medium density residential development through the provision of continuous row terrace 
style housing.  
 
The proposed development is inconsistent with the fourth objective of the R2 zone, which 
requires development to minimise overshadowing and ensure a desired level of solar access 
to all properties as the proposal fails to achieve solar access requirements as required under 
Volume 1, Part 3 of the Campbelltown (Sustainable City) DCP 2015.  
 
The proposed development is inconsistent with the fifth objective of the R2 zone, which is 
focused on accessibility within low density residential environments and requires 
development to facilitate diverse and sustainable means of access and movement. The 
proposal fails to demonstrate the site is capable of accommodating the proposed density 
without compromising the amenity of the existing and future traffic environment - namely 
pedestrian, cycle and vehicle safety. 
 
SP2 Infrastructure Zone  
 
The objectives of the SP2 zone are: 
 

 To provide for infrastructure and related uses. 
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 To prevent development that is not compatible with or that may detract from the 
provision of infrastructure. 

 

 To encourage activities involving research and development. 
 

 To optimise value-adding development opportunities, particularly those associated with 
research. 

 

 To provide for the retention and creation of view corridors. 
 

 To preserve bushland, wildlife corridors and natural habitat. 
 

 To maintain the visual amenity of prominent ridgelines. 
 
The proposed development is not inconsistent with the objectives of the SP2 zone. 
 
Clause 2.7 Demolition requires development consent 
 
Clause 2.7 requires the demolition of a building or work may be carried out only with 
development consent. Minor demolition works to 'Hillcrest' dwelling, removal of buildings and 
structures on site and the relocation and rebuilding of the existing barn/stables is proposed 
and consent is sought under the subject application. 
 
Clause 4.1C Minimum qualifying site area and lot size for certain residential and 

centre-based child care facility development in residential zones 
 
Clause 4.1C (3) states that development consent may be granted to development for multi 
dwellings on land in an R2 zone, if the area of the lot is equal to or greater than 1,000 square 
meters.  
 
The land size zoned R2 exceeds the minimum 1,000 square meters requirement. 
 
Clause 4.3 Height of Building  
 
Clause 4.3 provides that the height of a building on any land is not to exceed the maximum 
height shown for the land on the Height of Building Map. The Height of Building Map 
identifies a maximum height of 8.5 metres. The proposal complies with the maximum building 
height prescribed for the site.  
 
Clause 4.3A Height restrictions for certain residential accommodation  
 
Clause 4.3A requires a dwelling that forms part of multi dwelling housing must not be higher 
than two storeys. Dwellings proposed under this application are not greater than two storeys 
at any point.  
 
Clause 4.4 Floor Space Ratio 
  
Clause 4.4 (2A) prescribes the maximum floor space ratio for multi dwelling housing in Zone 
R2 Low Density Residential is 0.45:1.  
 
The site contains an area of 2.343 hectares with a portion of the site zoned SP2 (Road). The 
area zoned SP2 (road) is excluded from the FSR calculations in accordance with Clause 4.5 
(4) of the CLEP 2015.  
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The proposal complies with the maximum floor space ratio prescribed for the site.  
 
Clause 5.1 Relevant acquisition authority 
 
Clause 5.1(2) identifies Council as the relevant authority for acquisition. Part of the site is 
identified for acquisition on the land reservation acquisition map that forms part of CLEP 
2015.  The area identified for acquisition is the part of the site zoned SP2 Infrastructure. 
 
The application proposes works within this portion of land which relate to access to the 
subject site.  
 
Clause 5.1A Development on land intended to be acquired for public purposes 
 
Clause 5.1A states development consent must not be granted to any development on land to 
which this clause applies other than development for a purpose specified opposite that land 
in Column 2 of the table.  
 
Development for the purposes of flood mitigation works and roads is development that can 
take place on land zoned Zone SP2 Infrastructure and marked local road. 
 
The subject site is part zoned SP2 Infrastructure (road) and the proposal notes this portion of 
the site is nominated as to be dedicated to Council. This application proposes works within 
this portion of land which relate to site access.  
 
Clause 5.10 Heritage conservation 
 
Clause 5.10(1) states development consent is required for demolishing or moving or altering 
the exterior (including, in the case of a building, making changes to its detail, fabric, finish or 
appearance) of a heritage item.  
 
The subject site is identified as local heritage item No. I45, Hillcrest under Schedule 5 of the 
CLEP 2015. This application seeks consent for works associated with this item. 
 
Clause 5.10(5) requires the consent authority may, before granting consent to any 
development on land on which a heritage item is located, require a heritage management 
document to be prepared that assesses the extent to which the carrying out of the proposed 
development would affect the heritage significance of the heritage item or heritage 
conservation area concerned. 
 
A Heritage Impact Statement was submitted in support of the proposal.  
 
The Heritage Impact Statement prepared fails to adequately assess the heritage significance 
of the site or provide a satisfactory assessment of the extent of impact caused by the 
proposed works on the site’s heritage significance.  
 
Clause 5.10(6) requires the consent authority may require, after considering the heritage 
significance of a heritage item and the extent of change proposed to it, the submission of a 
heritage conservation management plan before granting consent under this clause. 
 
No conservation management plan was submitted.  
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Clause 7.1 Earthworks 
 
Clause 7.1 requires the consent authority to consider whether the proposed works will not 
have a detrimental impact on environmental functions and processes, neighbouring land 
uses, cultural or heritage items or features of the surrounding land.  
 
Substantial earthworks are proposed to facilitate the proposal. Insufficient information has 
been provided to determine the proposal will not disrupt or have any detrimental effect on, 
drainage patterns and soil stability in the locality of the proposed development. 
 
Clause 7.10 Essential Services 
 
Development consent must not be granted to development unless the consent authority is 
satisfied services that are essential for the development are available or that adequate 
arrangements have been made to make them available when required.  
 
Insufficient evidence demonstrating the site is capable of being serviced by essential 
services has been provided by the applicant. It is considered that the applications fails to 
provide satisfactory evidence demonstrating compliance with this clause. 
 
2.7. Campbelltown (Sustainable City) Development Control Plan (SCDCP 2015) 
 
The Campbelltown (Sustainable City) DCP 2015 is categorised into several volumes and 
parts that relate to specific localities and various developments. Volume 1, Part 2 that relates 
to development controls for all types of development with Part 3 relating to low and medium 
density residential development and ancillary residential structures 
 
The following table provides an assessment of the proposal in accordance with the relevant 
requirements of SCDCP 2015. 
 

Part   Requirement  Proposed  Compliance  

2.2 Site 

Analysis 

A Site Analysis Plan shall be 

lodged with the development 

application.  

A site analysis plan was 

provided with the 

development application. 

Satisfactory  

2.3 Views and 

Vistas 

a) Development shall 

appropriately respond to 

Campbelltown’s important views 

and vistas to and from public 

places and these include views 

and vistas to and from Heritage 

items. 

 

B) District views and existing 

significant view corridors as 

viewed to and from public places 

shall be protected.  

 

c) The opportunity to create new 

view/ vista corridors shall be 

taken wherever possible and 

appropriate. 

A view analysis prepared 

by DWA has been 

submitted. The view 

analysis submitted 

contains images from 

various locations within 

and around the site and 

fails to satisfactory assess 

views to and from the site 

and the significance to the 

heritage item.  

 

The proposal fails to 

demonstrate how district 

views and existing 

significant view corridors 

as viewed to and from the 

heritage dwelling have 

Unsatisfactory  
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Part   Requirement  Proposed  Compliance  

been protected.   

2.4.1 Rain 

Water Tanks 

In addition to satisfying BASIX, 

residential development is 

encouraged to provide a rain 

water tank for new buildings. 

Each dwelling is serviced 

by a 1,100L individual rain 

water tank.  

Satisfactory 

2.4.5 Basix  BASIX Certificate to be provided 

in accordance with State 

Environmental Planning Policy 

(Building Sustainability Index: 

BASIX) 2004. 

Compliant BASIX 

certificate has been 

provided.  

Satisfactory 

2.5 

Landscaping 

a) Landscape design shall 

enhance the visual character of 

the development and complement 

the design/use of spaces within 

and adjacent to the site. 

Landscape plans lack 

appropriate consideration 

for the value of the 

historic cultural landscape 

of the site and are 

considered unsympathetic 

towards the heritage 

values of the site.    

Unsatisfactory. 

See discussion 

below 

b) Landscape design shall retain 

and enhance the existing native 

flora and fauna characteristics of 

a site wherever possible. 

The application proposes 
the removal of 78 trees 
and the retention of 9 
trees.  
 
Based on the submitted 
Arboricultural Impact 
Appraisal at least 30 AA 
and A rated mature trees 
are present on the site 
and were not identified as 
containing defects.  
 
The proposed landscape 
design proposes to retain 
9 trees and has not 
demonstrated how the 
existing native flora and 
fauna characteristics will 
be enhanced.  

Unsatisfactory  

c) Landscape design shall add 

value to the quality and character 

of the streetscape. 

The proposed 

landscaping strategy 

lacks appropriate 

consideration for the 

value of the historic 

cultural landscape of the 

site and is unsympathetic 

towards the heritage 

values of the site.  

Unsatisfactory 

d) A Landscape Concept Plan is 

required to be submitted for 

development applications that 

propose multi dwelling housing.  

A landscape plan has 

been prepared and 

submitted with the 

development application. 

Satisfactory 

e) The Landscape Concept Plan The proposed landscape Unsatisfactory 
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shall illustrate mature height, 

spread of species, trees to be 

removed/ retained and shall be 

prepared by a suitably qualified 

person.    

plan fails to illustrate the 

mature heights and 

spread of each plant 

species proposed.   

f) Landscaping shall maximise the 

use of locally indigenous and 

other drought tolerant native 

plants and avoid the use of 

invasive species. 

The proposed landscape 

plan fails to maximise the 

use of locally indigenous 

and other drought tolerant 

native plants.  

Unsatisfactory 

2.7 Erosion 

and Sediment 

Control 

a) An Erosion and Sediment 

Control Plan (ESCP) shall be 

prepared and submitted with a 

development application.  

Erosion and Sediment 

Control details are noted 

on site plans provided 

with the development 

application.  

Satisfactory 

2.8 Cut, Fill 

and Floor 

Levels 

a) A Cut and Fill Management 

Plan (CFMP) shall be submitted 

with a development application 

where the development 

incorporates cut and/or fill 

operations. 

Insufficient information 

relating to the proposed 

earthworks have been 

submitted to allow for a 

proper assessment.   

Unsatisfactory 

b) max cut and fill 1m Proposal includes in 

excess of 2m cut. 

 

Natural ground levels 

have not been detailed on 

all section plans to 

accurately quantify 

proposed cut and fill.  

Unsatisfactory 

c) Any excavation within the zone 

of influence of any other structure 

requires a dilapidation report 

(prepared by a suitably qualified 

person) demonstrating that 

adequate ameliorative measures 

are to be implemented to protect 

the integrity of any structure. 

A condition of 

development consent can 

be applied if the 

application is supported.  

  

Satisfactory 

d) Development incorporating any 

cut or fill shall comply with the 

requirements set out in this part.  

 

Insufficient information 

relating to the proposed 

earthworks have been 

submitted to enable a 

proper assessment. 

Unsatisfactory 

e) All fill shall be ‘Virgin 

Excavated Natural Material’ 

(VENM). 

A condition of 

development consent can 

be applied if the 

application is supported. 

Satisfactory 

f) No fill shall be deposited in the 

vicinity of native vegetation. 

A condition of 

development consent can 

be applied if the 

Satisfactory 
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application is supported. 

2.9 

Demolition 

a) A development application 

involving demolition shall be 

considered having regard to the 

information contained in this part.  

A condition of 

development consent can 

be applied if the 

application is supported.. 

Satisfactory 

2.10.1 Water 

Cycle 

Management 

A comprehensive Water Cycle 

Management Plan (WCMP) shall 

be prepared and submitted as 

part of a development application. 

A stormwater design and 

report has been 

submitted.  

 

Insufficient information 

has been provided to 

determine whether the 

proposed water sensitive 

urban design is 

acceptable.  

Unsatisfactory 

2.10.2 

Stormwater 

a) All stormwater systems shall be 

sized to accommodate the 100- 

year ARI event (refer to Section 4 

of Council’s Engineering Design 

Guide for Development available 

from Council’s website at 

www.campbelltown.nsw.gov.au. 

A stormwater design and 

report has been 

submitted. 

 

Insufficient information 

has been provided to 

determine whether the 

proposed stormwater 

management system is 

acceptable. 

Unsatisfactory. 

See discussion 

below 

b) The design and certification of 

any stormwater system shall be 

undertaken by a suitably qualified 

person. 

Proposed stormwater 

design has been 

prepared. 

Satisfactory 

h) Stormwater collected on a 

development site shall be 

disposed of (under gravity) 

directly to the street or to another 

Council drainage system/device. 

Insufficient information 

has been provided to 

determine whether the 

proposed stormwater 

management system is 

acceptable. 

Unsatisfactory 

k) Stormwater run-off shall be 

appropriately channelled into a 

stormwater drain in accordance 

with Council’s Engineering Design 

Guide for Development available 

from Council’s website at 

www.campbelltown.nsw. gov.au. 

Insufficient information 

has been provided to 

determine whether the 

proposed stormwater 

management system is 

acceptable. 

Unsatisfactory 

2.10.3 

Stormwater 

Drainage   

a) A stormwater Drainage 

Concept Plan shall be prepared 

by a suitably qualified person, and 

submitted with all development 

applications, involving 

construction (except for internal 

alterations/fitouts), demonstrating 

Insufficient information 

has been provided to 

determine whether the 

proposed stormwater 

management system is 

acceptable. 

Unsatisfactory. 

See discussion 

below 
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to Council how the stormwater will 

be collected and discharged from 

the site.  

 

2.11.2 

Heritage  

a) Any development application 

made in respect to development 

on land that is: 

 

i) occupied by a heritage item; or 

ii) adjoining land occupied by a 

heritage item; or 

iii) located within a heritage 

conservation area, shall provide a 

Statement of Heritage Impact 

(SHI) that assesses the impact of 

the proposed development on the 

heritage significance, visual 

curtilage and setting of the 

heritage item or conservation area 

The subject site is 

identified as a local 

heritage item No. I45 

known as ‘Hillcrest’ and 

works including demolition 

is proposed.  

 

A Heritage Impact 

Assessment was 

submitted with the 

application.  

 

The Heritage Impact 

Assessment does not 

adequately address the 

heritage significance of 

the place as a whole and 

is considered to be 

unsatisfactory. 

Unsatisfactory. 

See discussion 

below 

b) Any development on land 

occupied by an item of heritage, 

or land located within a heritage 

conservation area shall be 

designed by a suitably qualified 

person and have regard to the 

provisions of any relevant study or 

Conservation Management Plan 

(CMP). 

It is considered that a 

heritage Conservation 

Management Plan is 

required.    

 

A Conservation 

management plan has not 

been submitted. 

Unsatisfactory  

c) Unless otherwise advised by 

council, a Conservation 

Management Plan (CMP) shall be 

required for all proposed 

development involving the 

adaptive reuse of a heritage item, 

or major alterations and additions. 

A heritage Conservation 

Management Plan is 

required.  

 

A Conservation 

management plan has not 

been submitted. 

Unsatisfactory  

2.12 

Retaining 

Walls 

a) Any retaining wall that is not 

complying or exempt 

development as specified in the 

E&CDC shall be designed by a 

suitably qualified person. 

 

 

Insufficient information 

has been submitted to 

confirm the location, 

material and heights of 

proposed retaining walls.  

 

The application has 

inconsistent 

documentation relating to 

cut/ fill and retaining walls.    

Unsatisfactory 
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b) In the case of retaining walls  

constructed to support proposed 

fill on an allotment, the following 

design criteria shall apply: 

 

i) No filling shall be permitted 

within 2 metres of any property 

boundary unless sufficient details 

are submitted to Council 

illustrating how privacy, 

overshadowing, stormwater 

management and access issues 

have been addressed to Council’s 

satisfaction. 

Insufficient information 

has been submitted to 

confirm the location, 

material and heights of 

proposed retaining walls 

to satisfy this part.  

 

Unsatisfactory 

c) In the case of retaining walls 

constructed to support proposed 

cut on an allotment, the following 

design criteria shall apply:  

i) The retaining wall shall be 

setback a minimum of 450mm 

from the rear and side boundary 

of the lot containing the cut. 

Insufficient information 

has been submitted to 

confirm the location, 

material and heights of 

proposed retaining walls 

to satisfy this part.  

 

Unsatisfactory 

f) Any excavation within the zone 

of influence for any other structure 

or building requires a Structural 

Engineering Report (prepared by 

a suitably qualified professional) 

demonstrating that adequate and 

appropriate measures are to be 

implemented to protect the 

integrity of any structure. 

A condition of 

development consent can 

be applied if the 

application is supported. 

Satisfactory 

g) Where retaining walls are 

proposed along the side boundary 

of the property, the side setback 

where the retaining wall is 

proposed shall be increased from 

0.9metres to 1.2 metres. 

Insufficient information 

relating the location and 

construction of required 

retaining walls has been 

provided to satisfy this 

part.  

 

Unsatisfactory 

h) Any retaining wall requiring 

work on neighbouring properties 

shall require the consent of the 

adjoining owner/s. 

Insufficient information 

relating the location and 

construction of required 

retaining walls has been 

provided to satisfy this 

part.  

Unsatisfactory 

i) Retaining walls higher than 

900mm shall be designed by a 

structural engineer and made 

from appropriate material. 

Civil plans do not identify 

all required retaining walls 

higher than 900mm.  

Unsatisfactory 

2.13 Security e) CPTED report required for CPTED report submitted.  Unsatisfactory 



Local Planning Panel Meeting 27/11/2019 

Item 4.1 Page 22 

Part   Requirement  Proposed  Compliance  

DA’s for multi dwelling housing 

developments.   

CPTED report fails to 
demonstrate the 
functionally and CPTED 
principles of the rear 
access arrangements for 
units type A, considering 
the location of proposed 
drainage swales, 
topography and distance 
of travel and lack of 
pedestrian paths to 
service these access 
points. 

2.14.1 
Contaminated 
Land  
Management 

a) The requirements of Managing 

Land Contamination Planning 

Guidelines, SEPP 55 – 

Remediation of Land (EPA, 

DUAP, 1998) shall be satisfied on 

sites known to have, or may give 

Council reason to suspect, a 

potential for previous 

contamination. 

The application was not 
accompanied by 
satisfactory information to 
allow Council to properly 
consider the matters 
prescribed by Clause 7(1) 
of SEPP 55.  

Unsatisfactory 

2.14.2 Salinity Salinity Analysis and Remedial 

Action Plan shall be prepared and 

submitted with the development 

application where the site has 

been identified as being subject to 

a salinity hazard.  

A condition of consent 

can be applied if the 

application is supported. 

Satisfactory 

2.15.2 Waste 

Management 

During    

 Demolition 

and 

Construction 

Waste management plan (WMP) 

is required to be submitted in 

accordance with this control.  

A WMP was submitted 

but is considered to be 

unsatisfactory.  

Unsatisfactory 

2.15.3 On-

going Waste 

Management 

Waste management plan is 

required to be submitted in 

accordance with this control. 

A WMP was submitted. 

The submitted WMP and 

architectural plans contain 

insufficient detail to 

assess the suitability of 

the proposed waste 

management strategy in 

terms of serviceability, 

access and construction.  

Unsatisfactory. 

See discussion 

below 

2.16 

Provision of 

Services 

This section of the DCP details 

requirements to ensure that 

development is provided with 

adequate water and power 

supply.   

Insufficient evidence 

demonstrating the site is 

capable of being serviced 

by essential services has 

been submitted.  

Unsatisfactory 

2.16.3 On-Site 

Wastewater 

Sewage 

All development applications for 

an onsite wastewater 

management system or private 

The subject site contains 

an existing septic tank 

(located in proposed road 

Unsatisfactory 
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Management recycled water scheme shall be 

accompanied by a site specific 

wastewater report for all 

wastewater facilities located on 

the premises. The report shall be 

prepared by a suitably 

qualified person/company 

specialising in wastewater and 

water recycling systems in 

accordance with Council’s 

Wastewater Management and 

Water Recycling Strategy 2009 

at the intersection of 

Roads B & C). No details 

have been provided and 

the applicant has not 

advised if this system is to 

be retained or removed. 

Insufficient information 

has been submitted to 

demonstrate compliance 

with this part.  

2.17 Work On, 

Over or Near 

Public Land 

a) Written approval shall be 

obtained from Council, prior to the 

commencement of any works, 

activities or occupancy upon 

public land, including roads, road 

related areas, stormwater 

connections, Council car parks, 

footpaths or nature strips. 

A condition of 

development consent can 

be applied if the 

application is supported. 

Satisfactory 

2.17.3 

Excavation 

Work Near 

State 

Roads 

 

a) Any proposal that includes 

excavation works adjacent to a 

State Road shall be accompanied 

by detailed geotechnical report 

relating to the proposed 

excavation of the site and support 

structures to RMS’s satisfaction. 

The development 

application was referred 

to the RMS for comment. 

RMS raised no objections, 

subject to requested 

condition of development 

consent.  

Satisfactory 

 
The following table provides an assessment against Volume 1, Part 3 low and medium 
density residential development and ancillary residential structures of the SCDCP 2015. 
 

Part  Requirement  Proposed  Compliance  

3.4.1.1 

Streetscape 

a) Building design (including facade 

treatment, massing, roof design and 

entrance features), setbacks and 

landscaping shall complement the 

scale of development, and the 

desired future character of the 

residential neighbourhoods. 

The development is 

considered inconsistent 

with the future character 

and streetscape of 

Badgally Road.  

 

The proposal presents as a 

medium density housing 

development through the 

provision of attached row, 

terrace style housing and 

is unsatisfactory. 

Unsatisfactory 

b) Development on corner sites 

shall incorporate facade treatments 

that address both street frontages 

and achieve positive articulation in 

building design. Landscaping shall 

Subject site not located on 

a corner.   

N/A 
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be used to reduce the impact of any 

privacy fencing. 

c) The built form shall relate to the 

natural landform and setting. 

Cut and fill proposed is in 

excess of 2m in some 

locations. Natural ground 

levels have not been 

adequately detailed.  

 

Due to the extensive cut 

and fill proposed to 

facilitate development, the 

proposed built from does 

not relate to the natural 

landform and setting.  

Unsatisfactory  

d) On-site parking areas shall be 

designed and sited to reduce the 

visual prominence of garage doors 

and external parking spaces as 

viewed from the street or other 

public place. 

Proposed onsite parking 

areas are located centrally 

within the site and will be 

screened by dwellings and 

landscaping from the 

street.     

Satisfactory 

e) Garage doors facing a public 

street shall not be wider than 50% 

of the width of the building’s facade 

fronting the street (refer to Figures 

3.4.1.1). 

Garages doors do not face 

a public street.  

Satisfactory 

f) No carports  or garages (or like 

structures) shall be located within 6 

metres of the primary street 

boundary, for additional 

requirements of setbacks for the 

various types of residential 

development refer to section 3.5,3.6 

and 3.7 of this part of the plan. 

Garages are located at 

least 6m from the primary 

street boundary. 

Satisfactory 

g) No bathroom, ensuite, toilet or 

laundry windows shall face the 

primary street of an allotment  

Complies Satisfactory 

h) Multi dwellings and dual 

occupancies shall satisfy the 

following architectural requirements: 

 

i) incorporation of variations in roof 

heights and wall planes to avoid 

long unbroken ridge lines 

 

ii) incorporation of façade shifts and 

articulation, varied materials and 

colours in order to avoid duplication 

of the same building elements 

 

iii) provision of windows and active 

space in the building ends, to 

The development proposes 

a built form which includes 

façade treatments that are 

broken up into four unit 

types.  

 

Whilst the four unit types 

propose varied roof 

heights, wall planes and 

façade treatments as 

required under this part, 

the overall built form fails 

to satisfactorily respond to 

the heritage significance of 

the existing dwelling, its 

Unsatisfactory 
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provide additional security and 

visual interest 

siting, context and its 

landscaped setting.  

 

Additionally, 60% of the 

dwellings are identified as 

Unit 2 and it is considered 

that the proposal fails to 

provide individuality and 

visual interest.  

 

The proposed built form 

comprises of a range of 

duplicated materials and 

finishes that are repeated 

across all unit types.  The 

proposal is inconsistent 

with this control. 

i) All windows facing the street 

(primary and secondary) must have 

a balanced architectural design. 

Proposed window siting 

are architecturally 

balanced.  

Satisfactory 

3.4.1.2 
Building 
Height 

a) The height of development shall 
not result in any significant loss of 
amenity (including loss of solar 
access and visual and acoustic 
privacy) to adjacent properties and 
public places. 

Due to the orientation and 
topography of the site, the 
proposal will not result in 
any significant loss of solar 
access to adjacent 
properties and public 
places as a result of the 
proposed building height.  

Satisfactory 

3.4.1.3 
Advertising 
Material 

a) As part of the letter box design 
for multi dwelling housing a special 
container shall be provided for the 
placement of advertising and 
newspaper materials. 

Insufficient information has 
been provided detailing the 
location of proposed letter 
box.  

Unsatisfactory 

3.4.2 Car 
Parking and 
Access 

a) The minimum external 
dimensions of any required parking 
space shall be 2.5m x 5.5m. 

A condition of consent can 
be applied if the application 
is supported. 

Satisfactory 

b) The minimum internal dimension 
of an enclosed garage shall be 3m 
x 6m. 

Achieved.   Satisfactory 

c) Transitional grades shall comply 
with AS 2890.1 (as amended) 
Parking Facilities - Off-Street Car 
Parking. 

Driveway gradients 
required by AS2890.1 
cannot be achieved for 
some dwellings due to the 
proposed kerb type, road 
and garage levels.  
 
Cross sections proposed 
for Road A show excessive 
cross fall which is not 
acceptable.  

Unsatisfactory 

d) The maximum garage floor levels 
(above or below) for a garage 
setback six metres from the front 
property boundary shall be in 
accordance with the requirements 

A condition of consent can 
be applied if the application 
is supported. 

Satisfactory 
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contained under Council’s 
Engineering Guide for 
Development, (Appendix K - 
Standard Drawings No. SD-R08 
and SDR09), which is available at 
Council’s website at 
www.campbeltown.nsw. gov.au. 

e) Driveways greater than 30 
metres in length as viewed from the 
street shall be avoided. 

Private road network 
proposed. Private road 
along the sites southern 
boundary will be largely 
screened by concrete 
overpass from M5. 

Satisfactory 

g) The minimum width of the 
driveway at the street kerb shall be: 
 
i) 2.5 metres where the driveway 
provides access for one dwelling; 
and  
ii) five metres where a single 
driveway provides access for two or 
more dwellings (excluding 
secondary dwellings). 

The proposal contains 
conflicting information 
relating to access road 
widths (architectural plans 
and the traffic and parking 
assessment report rev B). 
 
Access road widths have 
not demonstrated 
compliance with the 
requirements given in AS 
2890.1 with regard to the 
road category and the 
proposed number of car 
spaces. 

Unsatisfactory 

k) Internal driveways and vehicle 
access shall be provided with 
sufficient widths to ensure easy 
access to and from designated car 
parking areas/garages. 

The proposal contains 
conflicting information 
relating to access road 
widths (architectural plans 
and the traffic and parking 
assessment report, Rev B). 
 
Access road widths have 
not demonstrated 
compliance with the 
requirements given in AS 
2890.1 with regard to the 
road category and the 
proposed number of car 
spaces. 

Unsatisfactory 

l) Internal driveways for multi 
dwellings shall be designed to 
provide two-way vehicle access 

Internal access road widths 
have not demonstrated 
compliance with the 
requirements given in AS 
2890.1 with regard to the 
road category and the 
proposed number of car 
spaces.  

Unsatisfactory 

3.4.3.1 
Acoustic 
Privacy 

a) Development that adjoins 
significant noise sources, (such as 
main roads, commercial/industrial 
development, public transport 
interchanges and railways) shall be 
designed to achieve acceptable 
internal noise levels, based on 

An acoustic report was 
submitted with the 
development application.  
The proposed building 
construction 
recommendations 
contained within the 

Unsatisfactory. 
See discussion 

below 
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recognised Australian Standards 
and any criteria and standards 
regulated by a relevant State 
Government Authority. 

submitted assessment 
have not adequately 
demonstrated that 
appropriate measures will 
be taken to ensure that the 
LAeq levels required under 
Clause 102 of the ISEPP 
will not be exceeded for all 
of the proposed dwellings 
including the heritage 
dwellings.  

b) Development shall incorporate 
noise attenuation measures that are 
compatible with the scale, form and 
character of the street. 

Insufficient information has 
been provided to confirm 
acoustic compliance for the 
heritage buildings to satisfy 
this part.   

Unsatisfactory 

c) On-site noise generating sources 
including, but not limited to, plant 
rooms and equipment, air 
conditioning units, pool pumps, and 
recreation areas shall be designed 
and located to ensure that the noise 
levels generated by such facilities 
do not exceed 5 dBA above 
background levels at the property 
boundary. 

Proposed air conditioning 
units as nominated in 
submitted BASIX certificate 
are not reflected on 
submitted plans to confirm 
compliance with this part.  
 
The submitted acoustic 
report has not provided an 
assessment on ventilation 
requirements.  

Unsatisfactory 

d) Multi dwelling housing and 
attached dwellings near railway 
corridors and major roads shall 
demonstrate to Council’s 
satisfaction compliance with the 
requirements under the Guidelines 
entitled Development Near Rail 
Corridors and Busy Roads – Interim 
Guideline, 2008).  

The submitted acoustic 
report has not 
demonstrated the proposal 
will be adequately 
protected from noise 
impacts from Badgally 
Road and Hume Motorway 
(M5) in accordance with 
the Guidelines entitled 
Development Near Rail 
Corridors and Busy Roads 
– Interim Guideline, 2008).  

Unsatisfactory 

3.4.3.2 
Visual 
Privacy 

a) No window of a habitable room 
or balcony shall directly face a 
window of another habitable room, 
balcony or private open space of 
another dwelling located within 6 
metres of the proposed window or 
balcony unless appropriately 
screened (refer to Figure 3.4.3.1). 

Attached and row housing 
is proposed. Unit types 2, 3 
and 4 propose balconies to 
the rear of the first floor 
and bedroom windows that 
will overlook adjoining 
dwellings private open 
spaces.  
 
The applicant has advised 
privacy screens will be 
provided, however no 
detail of these screen 
measures have been 
submitted for assessment.  

Unsatisfactory 

b) Notwithstanding Clause 3.4.3.2a) 
any window of a living room located 
on an upper level shall: 
i) be offset by two metres to limit 

Attached and row housing 
proposed with no windows 
proposed alongside 
elevations. Skylight 

Satisfactory 
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views between windows and 
balconies; or  
ii) have a sill height 1.7 metres 
above the floor level; or  
iii) be splayed to avoid direct views 
between windows; or 
iv) have fixed translucent glazing in 
any part of the window within 1.7 
metres of the floor level 

windows proposed to 
bedrooms to satisfy lighting 
requirements. 

c) Notwithstanding 3.4.3.2a), a 
balcony will be considered where 
the private open space area of any 
adjacent dwelling is screened from 
view. 

Attached and row housing 
is proposed. Unit types 2 
and 3 propose balconies to 
the rear of the first floors 
and bedroom windows 
which will overlook 
adjoining dwellings private 
open spaces.  
 
The applicant has advised 
privacy screens will be 
provided, however no 
detail of these screen 
measures have been 
submitted for assessment.  
 

Unsatisfactory 

d) No wall of a proposed building 
shall be permitted to be constructed 
on the boundary for that portion of 
the boundary that is directly 
adjacent to an existing required 
private open space area on the 
adjoining allotment. 

Attached row housing 
proposed, private open 
space areas are located at 
the rear of the dwellings.   

Satisfactory 

3.4.4 Solar 
Access 

a) Living areas shall generally have 
a northerly orientation. 

Living areas for each 
dwelling generally have a 
northerly orientation.  

Satisfactory 

b) A minimum 20sqm fixed area of 
the required private open space 
shall receive three hours of 
continuous direct solar access on 
21 June, between 9.00am and 
3.00pm, when measured at ground 
level. 

Six (Unit C05, C06, C07, 
C08, C09 and D4) of the 
75 dwellings will not 
receive three hours of 
continuous direct solar 
access on 21 June, 
between 9.00am and 
3.00pm. All dwellings are 
required to achieve 
compliance with this part.  

Unsatisfactory 

c) Development shall have 
appropriate regard to the impact on 
solar access to useable private 
open space and living areas, solar 
collectors and clothes drying areas 
of adjoining residential 
development. 

Despite not all dwellings 
achieving solar compliance 
in accordance with part 
3.4.4(b), solar access into 
POS area is generally 
achieved.       

Satisfactory 
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3.5.1 
Fencing 

a) Bonded sheet metal fencing shall 
not be constructed at any location 
other than alongside and rear 
boundaries shared with other 
private property, where such 
fencing is not highly visible from the 
street, public reserve or other public 
place, unless the site is within a 
bushfire prone area. 

Fencing styles proposed 
comprise of:  
- 1.8m (high) lapped and 

capped fencing around 
the perimeter of 
dwellings;  

- 1.1m (high) rural style 
timber fence to parts of 
the sites northern 
boundary, the side 
southern boundary, the 
front western boundary 
and surrounding 
frontage of the heritage 
stable dwelling; and 

- 0.9m (high) timber 
picket fence 
surrounding frontage of 
the heritage dwelling.  

 
Subject site is not within a 
bushfire prone area and no 
bonded sheet metal 
fencing is proposed.  

Satisfactory 

b) Residential fencing along the 
rear and side boundaries shall be: 
i) located behind the primary street 
building line;  
ii) a maximum 2.1 metres in height 
(excluding retaining walls); and  
iii) a maximum 1.8 metres in height, 
if adjoining a secondary street. 

Complies.  
 

Satisfactory 

c) Front residential fencing shall be 
a maximum of 1.2m in height and 
complement the design of the 
development. 

Proposed fencing as 
detailed on architectural 
plans is inconsistent with 
the recommendations 
made in Traffic Noise 
Intrusion Assessment 
report. 
 
The acoustic report 
requires a front fence to be 
erected to a minimum 
height of 1.2m above the 
ground level of the units 
fronting Badgally Road. 
The acoustic fence is 
required to be constructed 
from impervious material 
without holes or gaps.  
  
A 1.1m (high) rural style 
timber fence with large 
gaps is proposed to the 
sites frontage to Badgally 
Road.  

Unsatisfactory 

e) Fencing shall not obstruct power, 
water, sewer, gas or telephone 

A condition of consent can 
be applied if the application 

Satisfactory 
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services, drainage systems, 
(including overland flow paths) or 
any easements or rights of way.  

is supported. 

f) Details for fencing shall be 
submitted with the development 
application. 

Insufficient fencing and 
retaining wall details have 
been provided to assess 
the development 
application. Fencing and 
retaining wall details for 
earthworks and levels for 
the dwellings fronting 
Badgally Road have not 
been submitted. 

Unsatisfactory 

3.6 Low Density Residential Development - Zones R2, R3, R4 & R5 

3.6.6.1 
General 
Requiremen
ts for 
Multi 
Dwelling 
Housing - 
Zone R2 

a) A minimum of 10% of the total 
number of dwellings within a multi 
dwelling housing development 
containing 10 or more dwellings 
shall be adaptable dwelling(s). 

Minimum 8 dwellings are 
required to be adaptable. 
12 adaptable units 
proposed. Units D, Type 1 
are nominated as 
adaptable.  
 

Satisfactory 

c) Subject to the satisfaction of 
other requirements within the Plan, 
the number of dwellings permitted 
within a multi dwelling housing 
development shall not exceed: 
 
i) 2 dwellings for the first 700sqm of 
land area; and 
 
ii) 1 dwelling for each 300sqm of 
land area thereafter. 

The subject site has an 

area of 2.343ha with a 

portion of the site zoned 

SP2 (Road)(approximately 

1080sqm).  

 

The area zoned SP2 (road) 

is excluded from the 

calculations. 

 

The remaining site area 

equates to 2.235Ha and 

the number of dwellings 

permitted shall not exceed 

74.  

 

75 dwellings proposed.  

 

Despite a maximum of 74 

dwellings permitted under 

this part, this number is 

subject to the satisfaction 

of other requirements 

within the Plan.  

Unsatisfactory 

e) Multi dwelling housing shall only 
be permitted on a site: 
 
i) having a minimum width of 22.5 
metres measured along the side 
boundaries at a distance of 5.5 
metres from the primary street 
boundary; 

Subject site has a frontage 
of 84.735m.   

Satisfactory 
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f) Multi dwelling housing units 
require ‘incidentals’ storage facility 
within each dwelling at a rate of 
10m3 in case of a three bedroom 
dwelling or more. 

Each dwelling contains 
satisfactory storage areas. 

Satisfactory 

3.6.6.2 
Setbacks for  
Multi 
Dwelling 
Housing - 
Zone R2 

a) A multi dwelling housing 
development shall be set back a 
minimum of: 
 
i) 5.5 metres from the primary street 
boundary; 
 
ii) three metres from the secondary 
street boundary; 
 
iii) 0.9 metres from any side 
boundary for the ground level; 
 
iv) 1.5 metres from any side 
boundary for all levels above the 
ground level; 
 
 
 
 
 
 
 
 
 
v) five metres from the rear 
boundary for the ground level; and 
 
vi) 10 metres from the rear 
boundary for all levels above 
ground level. 

 
 
 
 
5.5m achieved from road 
widening line. 
 
Subject site not a corner 
allotment.  
 
Insufficient information 
relating to retaining walls 
have been submitted to 
assess minimum required 
side setbacks in 
accordance with Part 2.12 
Retaining Walls (g) which 
requires, where retaining 
walls are proposed along 
the side boundary of the 
property, the side setback 
where the retaining wall is 
proposed shall be 
increased from 0.9m to 1.2 
m. 
 
Complies. 
 
 
Complies.  
 
 

Unsatisfactory 
in regards to 

retaining walls 

b) Notwithstanding 3.6.6.2.a) i) &ii), 
any garage shall be setback a 
minimum of 6m from any street 
boundary. 

Proposed garages do not 
front primary street.  
 

Satisfactory 

3.6.6.3 The 
Size of 
Indoor 
Living Areas 
for Multi 
Dwelling 
Housing - 
Zone R2 

a) The indoor living areas (i.e. 
family room and lounges) within a 
dwelling (that forms part of a multi 
dwelling housing development) 
shall have a minimum of one 
unfragmented area that is not less 
than: 
 
ii) (3.5x4)sqm in case of a dwelling 
with two or three bedrooms; 
  

Each dwelling contains 3 
bedrooms and requires a 
living area to achieve an 
un-fragmented area of 3.5 
x 4m.  
 
 
 
Proposed dwellings indoor 
living areas are 
satisfactory.  

Satisfactory 

3.6.6.4 Rear 
Access for 
Multi 
Dwelling 
Housing - 

a) Where there is no access to a 
rear lane or rear street directly 
available from the back of attached 
dwellings, each dwelling shall be 
provided with a separate and direct 

Access gates are proposed 
to rear boundary fences to 
Unit type A (dwellings 
fronting southern 
boundary) to satisfy this 

Unsatisfactory 
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Zone R2 access from the backyard to the 
front yard that does not pass 
through any habitable area of 
dwelling (Refer to Figure 3.6.5.1 for 
a suggested design solution). 

part.  
Rear access gates open 
directly to communal open 
space area and no 
pedestrian paths are 
proposed to service this 
access route.  
 
The proposal has failed to 
demonstrate the 
functionally and CPTED 
principles of these rear 
access arrangements for 
unit type A, considering the 
location of proposed 
drainage swales, 
topography and distance of 
travel and lack of 
pedestrian paths to service 
these access points.    
 
Additionally, rear access to 
unit B11 and 10 has not 
been achieved.  

b) For the purpose of 3.6.6.4 a) 
above, the direct access from the 
rear to the front of the dwelling shall 
have a minimum width of 0.9 
metres and shall not be obstructed 
by hot water systems, air 
conditioning units, gardens or 
anything that results in the 
obstruction of the access way. 

Location of proposed hot 
water systems and air 
conditioning units have not 
been provided to confirm 
unobstructed access can 
be achieved.  

Unsatisfactory 

3.6.6.5 Car 
Parking 
Requiremen
ts for 
Multi 
Dwelling 
Housing - 
Zone R2 

a) Each multi dwelling housing unit 
shall be provided with a minimum of 
one single garage. 

Single garages are 
proposed to service 
proposed dwellings and 
barn/stable conversion. 
 
One car space located 
within the communal 
parking area along the 
sites northern boundary is 
proposed to be dedicated 
for the heritage dwelling.  
 
One single garage is 
required to be provided for 
each dwelling. It has not 
been demonstrated how 
the dedication of this car 
space within the common 
parking area will be 
managed/ reserved.  

Unsatisfactory 

b) One external additional visitor car 
parking space shall be provided for 
every two units (or part thereof), 
unless all dwellings within the 
development have direct frontage to 

37 visitor car spaces 
including one accessible 
and shared space 
proposed.  
 

Unsatisfactory 
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a public street. 75 multi dwellings 
proposed requires 38 
(37.5) visitor car spaces.  
 

c) No visitor car parking space shall 
be located forward of the primary or 
secondary street boundary. 

Visitor car spaces are 
located behind the primary 
street boundary.   

Satisfactory 

d) No visitor car parking space shall 
be in a stacked configuration. 

No stacked visitor car 
spaces proposed.  

Satisfactory 

3.6.6.6 
Private and 
Communal 
Open 
Space for 
Multi 
Dwelling 
Housing - 
Zone 
R2 

a) Each multi dwelling housing unit 
shall be provided with an area or 
areas of private open space that: 
 
i) are not located within the primary 
street setback; 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
ii) have a minimum area of 60 sqm, 
 
 
iii) have a minimum width of three 
metres; 
 
iv) include a minimum levelled area 
of (5x5) sqm; 
 
 
 
v) have an internal living room 
directly accessible to the outdoor 
private open space areas; and 
 
vi) satisfy solar access 
requirements  contained in section 
3.4.4. 

 
 
 
 
POS areas are located to 
the rear of each dwelling. 
Despite the proposed POS 
area for the heritage 
dwelling located behind the 
primary street setback, the 
proposed POS area is only 
protected by a part 0.9m 
high timber picket fence 
and part 1.8m high lapped 
and capped fence. 
Proposed POS area will be 
exposed to the adjoining 
communal space and it 
has not been 
demonstrated how privacy 
to this area will be 
achieved.   
 
Each dwelling contains an 
area of at least 60sqm.  
 
Achieves a minimum width 
of 3m.  
 
Each dwelling contains a 
levelled area of 5x5m in 
the form of deck or 
grassed areas.  
 
POS accessed from 
internal living room.  
 
 
Six of the 75 dwellings 
(UC05, C06, C07, C08, 
C09 and D4) will not 
receive three hours of 
continuous direct solar 
access on 21 June, 
between 9.00am and 
3.00pm. All dwellings are 
required to receive solar 
access in accordance with 
Part 3.4.4 of Volume 1 of 

Unsatisfactory 
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the DCP.  

b) No part of an outdoor living area 
is permitted to be located within the 
primary or secondary street setback 
area. 

Each dwelling proposes an 
outdoor living area located 
behind the primary street 
setback.  

Satisfactory 

c) Any communal open space or 
recreation facility provided as a part 
of a development shall be designed 
and constructed to:  
 
i) ensure safe access by the 
occupants of the development; 
 
ii) prevent access by members of 
the public; and 
 
iii) provide for the safety and 
wellbeing of children in accordance 
with any applicable Australian 
Standard. 

The proposal has failed to 
demonstrate how safe 
access to the proposed 
communal open space will 
be achieved for unit type A 
(dwellings fronting 
southern boundary).  
 
Proposed communal open 
space is unsatisfactory in 
accordance with this 
control.  
 

Unsatisfactory 

3.6.6.7 
Presentatio
n to Public 
Streets for 
Multi 
Dwelling 
Housing - 
Zone R2 

a) Multi dwelling housing shall 
satisfy the following additional 
provisions relating to streetscape: 
 
i) architectural features (such as 
balconies, openings, columns, 
porches, colours, materials etc.) 
and articulation in walls are to be 
incorporated into the front facade of 
each dwelling; 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
ii) No more than 30% of the area 
forward of any building line shall be 
surfaced with impervious materials. 

The development proposes 

a built form which include 

façade treatments that are 

broken down into four unit 

types.  

 

Despite the four unit types 

proposing varied roof 

heights, wall planes and 

façade treatments as 

required under this Part, 

the overall built form fails 

to satisfactorily respond to 

the heritage significance of 

the dwelling, its siting, 

context and its landscaped 

setting.  

 

60% of the dwellings are 
identified as Unit 2 and 
fails to provide individuality 
and visual interest. It is 
considered the proposal 
fails to a positive 
contribution to the 
streetscape.   
 
The proposal has not 
demonstrated how 
compliance with this part 
has been achieved. 

Unsatisfactory 
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b) Multi dwelling housing shall 
satisfy the following architectural 
requirements: 
 
i) a distinctive architectural outcome 
that unifies the range of building 
elements and diversity within the 
development and which also 
harmonises with surrounding  
development; 
 
ii) incorporation of variations in roof 
heights and wall planes to avoid 
long unbroken ridge lines; 
 
iii) incorporation of facade shifts and 
articulation, varied materials and 
colours in order to avoid duplication 
of the same building elements; and 
 
iv) provision of windows and active 
spaces in the building ends, to 
provide additional security and 
visual interest. 

The overall built form fails 

to satisfactorily respond to 

the heritage significance of 

the dwelling, its siting, 

context and its landscaped 

setting.  

 
60% of the dwellings are 
identified as Unit type 2 
and fail to provide 
individuality and visual 
interest. It is considered 
the proposal fails to 
provide a positive 
contribution to the 
streetscape.   
 

Unsatisfactory 

d) Unless Council can be satisfied 
that an existing dwelling located on 
the site makes a positive 
contribution to the character of the 
streetscape, that dwelling shall be 
demolished. 

Existing dwelling on site is 

identified as a local 

heritage item and is 

proposed to be retained. 

Satisfactory 

e) Where a development involves 
the construction of additional 
dwellings to create multi dwelling 
housing, the existing dwelling 
(where it is proposed to be retained) 
shall be renovated to match the 
colour, material, texture and 
architectural style of the proposed 
buildings so as to create a 
harmonious development. 

Existing dwelling house on 

site is identified as a local 

heritage item and is 

proposed to be retained.  

 

Submitted heritage impact 

assessment has not 

provided an assessment 

on how the impact of the 

proposed built form will 

impact the heritage item.  

Unsatisfactory 

3.6.6.8 
Landscapin
g and Deep 
Soil 
Planting 
for Multi 
Dwelling 
Housing - 
Zone R2 

a) Multi dwelling housing shall 
satisfy the following requirements 
relating to landscaping: 
 
i) a detailed landscape design plan 
shall be submitted by a suitably 
qualified person with the 
development application; 
 
 
 
 
 
 
 

 
 
 
 
Landscape plan prepared 
by Taylor Brammer has 
been submitted with the 
development application.  
 
The submitted landscape 
plan fails to detail the full 
extent of works proposed 
and does not correlate to 
levels as denoted on 
revised architectural plans.   

Unsatisfactory 
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ii) no more than 30% of the area 
forward of any building line shall be 
surfaced with impervious materials; 
and 
 
iii) a minimum of 20% of the total 
site area shall be available for deep 
soil planting. 

 
The proposal has not 
demonstrated how 
compliance with this part 
has been achieved. 
 
The proposed landscape 
plans denote areas 
allocated for deep soil 
planting. Areas nominated 
as deep soil planting are 
located within areas 
allocated for footpaths, 
drainage swales and are 
less than 1.5m in width and 
is unsatisfactory. 

3.6.6.9 Multi 
Dwelling 
Housing 
and Waste 
Managemen
t - Zone R2 

a) Multi dwelling housing 
development shall make provision 
for individual waste storage for each 
dwelling, allocated behind the 
primary and secondary building 
lines and out of public view, for the 
following: 
 
i) a 140 litre bin; and 
ii) two 240 litre bins. 
 

Each dwelling is entitled to 
a three bin system and the 
proposal requires:  
 
75 x 140L Garbage 
75 x 240L Recyclables  
75 x 240L Organics  
 
Communal waste storage 
areas are proposed behind 
the primary building line 
and to be serviced via a 
private waste contractor 
service.  
 
The proposed number of 
bins to service the number 
of dwellings does not 
comply with Council’s 
requirements. Insufficient 
information relating to the 
specific details of these 
waste storage area has 
been submitted.  

Unsatisfactory. 

See discussion 

below 

3.6.6.10 Site 
Services for 
Multi 
Dwelling 
Housing - 
Zone R2 

a) The location, design and 
construction of utility services shall 
satisfy the requirements of the 
relevant servicing authority and 
Council. 
 
b) Adequate provision shall be 
made available for all essential 
services (i.e. water, sewerage, 
electricity, gas, telephone, internet 
and stormwater drainage). 
 
c) All site services shall be placed 
underground. 

Insufficient evidence 

demonstrating the site is 

capable of being serviced 

by essential services has 

been provided.  

Unsatisfactory 

3.8.1 
General 
Requiremen
ts for 

a) Subdivision shall have 
appropriate regard to orientation, 
slope, aspect and solar access. 

Subdivision is not 
proposed in this 
application.  The applicant 
has advised strata 

Not applicable  
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Subdivision. subdivision will be 
proposed at a later date.   

 
2.8. Developer Contributions 
 
Section 7.11 development contributions are applicable to the proposed development. Should 
the application be approved, a condition of development consent can be applied.   
 
3. Planning Assessment 
 
3.1.  Impacts on the natural and built environment 
 
Section 4.15(1)(b) of the EP&A Act requires the consent authority to assess the 
development's potential impacts on the natural and built environment. 
 
The key matters for consideration when considering the development's potential impact on 
the natural and built environment are as follows: 
 

 Heritage 

 Character and streetscape  

 Stormwater  

 Waste  

 Construction 

 Built form 

 Access  

 Traffic 

 Tree removal 
 
Heritage 
 
The development application was peer reviewed by an external heritage consultant, and 
referred to Council’s heritage planner for review and comment. The response received 
discussed the following:  
 

 Legislative context 

 Heritage assessment process 

 Assessment of significance 

 Analysis of the site 

 Impacts of the proposed development on heritage significance.  
 
Legislative context 
 
The subject site is identified under Schedule 5 of the CLEP 2015 as a local heritage item No. 
I45, Hillcrest.  
 
Clause 5.10 Heritage conservation of the CLEP 2015 
 
The objectives of Clause 5.10 of the CLEP 2015 are as follows:  
 
(a) To conserve the environmental heritage of Campbelltown; 
(b) To conserve the heritage significance of heritage items and heritage conservation 

areas, including associated fabric, settings and views; 
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(c) To conserve archaeological sites; and 
(d) To conserve Aboriginal objects and Aboriginal places of heritage significance. 
 
The proposal fails to uphold the second objective of this clause which requires development 
to conserve the heritage significance of heritage items including associated fabric, settings 
and views.  
 
Clause 5.10 (6) of the CLEP 2015 states the consent authority may require, after considering 
the heritage significance of a heritage item and the extent of change proposed to it, the 
submission of a heritage conservation management plan before granting consent under this 
clause. 
 
Based on the heritage impact statement submitted and site inspection, a Conservation 
Management Plan (CMP) was required. A CMP was not submitted, instead a revised 
heritage impact statement was provided.  It is considered that this is insufficient and a CMP 
is required. 
 
Zoning  
 
The subject site is zoned R2 Low Density Residential under the CLEP 2015 and multi 
dwellings are currently a permissible land use within the R2 zone. Despite zoning and 
associated controls prescribed under the CLEP 2015, the subject site contains a local 
heritage item that requires careful consideration to the heritage provisions listed under 
Clause 5.10.  
 
Any development on a heritage site ultimately requires a balancing exercise and the density 
of development possible, and shall be a result of ensuring heritage values being protected. 
Despite the proposed land use being a permissible form of development within the land use 
zone, the proposal as submitted, has adverse impacts on the heritage values of the place 
and is inconsistent with the first objective of the R2 zone. 
 
Heritage Assessment Process 
 
The external heritage consultant and Council’s heritage planner conclude the accepted 
process when assessing heritage sites (as documented in the Burra Charter), should be 
carried out (at a minimum) in the following manner:  
 

 Prepare a detailed history of the place 

 Undertake physical analysis of the place 

 Compare it to other similar places to understand where it fits into an understanding of 
heritage value 

 Prepare a detailed assessment of significance. 
 
Development (if any) is to be subservient to the heritage values of the item and not 
overwhelm or obscure those values. The proposal has not adopted the above process 
resulting in a proposed development that completely detracts from the significance of the 
heritage item that is not subservient to the heritage values of the site.  
 
Heritage sites require a clear and accurate assessment of heritage values. Assessments are 
to clearly establish the setting and/or curtilage that is necessary to protect and enhance 
heritage values of the site. The submitted assessment fails to provide a heritage analysis that 
is sufficient to understand the place, not just the house, and then establish an approach to 
potential development. 
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The proposal does not reflect an appropriate or well considered understanding of the 
significance of the heritage item and the process required to assess the item’s significance. 
 
The assessment also fails to identify and retain a significant curtilage, does not provide an 
assessment of the works proposed to the barn/stables, and inadequately considers the 
extent to which the carrying out of the proposed development would affect the heritage 
significance of the site. 
 
Assessment of Significance 
 
Insufficient information has been submitted by the applicant to understand the full extent of 
the heritage significance of the site.  
 
Council’s heritage consultant provided commentary on the significance of the site based on 
the applicant’s submitted documentation and a site inspection carried out in April 2019. The 
following is a summary of those comments:  
 

 The site contains a number of items which are legible and add significance to the 
heritage values of the site/place and these include the house, barn/stable, driveway, 
remnant garden setting and plantings, and remnant rural setting. 
 

 The current condition of the site does not affect or impede the heritage significance. 
  

 Although reduced in size, the land holding retains much of the early site layout and 
arrangement along its western edge. 

 

 The site adjoins the local heritage item known as Glenroy Cottage No. I44 under 
schedule 5 of the CLEP 2015. The western boundary between the properties provides 
for a visual relationship between the two houses and properties. Critical consideration 
the potential impact of the proposed development, on the heritage values of the 
adjacent heritage item has not been explored. Part of the combined and more 
significant heritage value of the site is the open rural character and views over the 
landscape that remains. 

 

 From the adjoining site, the subject site provides a continuity of landscape form that is 
overviewed and retains the open character of the landscape that has been experienced 
from Badgally Road since the surrounding properties were developed.  This is a rare 
attribute, that is critical to the heritage values of (both) the properties. 

 

 The layout of the site, the house siting, the driveway arrangement and the garden 
layout (before it was overgrown) are intentional and designed to capture the views and 
aspect from the site. These aspects form key parts of the heritage significance of the 
property.   

 

 The design of the driveway is intentional, which allows for a visitor to enter the property 
from Badgally Road, cross a small depression that is filled and rises evenly through a 
tree lined drive to the top of the rise. The use of the entry drive and carriage loop to 
create an approach to the house and show-off views to the township are clearly evident 
and remains on site. The driveway form, the views and the experience of arrival and 
departure are key attributes of the significance of the property. 
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 The fenced garden area is clearly of high significance.  The retention of a rural garden 
setting is rare in Campbelltown. This is one of the remnant rural properties that retains 
a defined and partially extant garden setting.  Most have disappeared or the context of 
the buildings has been altered so that their understanding of garden, rural setting and 
contextual setting have been obscured. 

 

 The site is also rare. It is one of the only rural houses from the mid-nineteenth century 
on the fringes of Campbelltown to remain with a setting. There are a number of earlier 
colonial houses remaining, several with discernible gardens. There are a number of 
later rural properties (1880s-early 1900’s) some of which retain garden settings, but 
most have lost their garden forms and have later plantings, and layouts or gardens 
have been removed. 

 

 It is probable that Hillcrest has one of the most intact garden forms of an early to mid-
nineteenth century house in the Campbelltown area.  

 

 Any impact on the setting (from development) would have a major impact on the 
heritage values of the place and its setting in relation to the adjoining property and 
Badgally Road. 

 
Impacts of the proposed development on the heritage significance 
 
Council’s heritage consultant and supported by Council’s heritage planner noted that without 
a thorough understanding of the form, detail and rarity of the landscape setting in 
combination with careful mapping of heritage values, vistas, views, aspect, outlook and 
relationship of the place to the adjoining property and the township of Campbelltown, it is 
difficult to determine where (and if) development may take place at all on the site.  
 
The application does not demonstrate that the proposal can be developed without having a 
significant and detrimental impact on its heritage values.  
 
Further the applicant’s Heritage Impact Statement fails to define an appropriate curtilage. 
The proposal reflects a substantially reduced heritage curtilage to the dwelling alone.  
 
The High Court of Australia defined curtilage as: 
 

Any building, whether it is a habitation or has some other use, may stand within a 
larger area of land which subserves the purposes of the building. The land surrounds 
the building because it actually or supposedly contributes to the enjoyment of the 
building or fulfilment of its purpose. 
Royal Sydney Golf Club v Federal Commissioner of Taxation (cth) (1955) 91 CLR 610 
at 626. 

 
Heritage curtilage is defined in the Heritage Office’s Heritage curtilages as the area of land 
(including land covered by water) surrounding an item or area of heritage significance which 
is essential for retaining and interpreting its heritage significance. 
 
The proposed development would have a detrimental impact on the heritage significance of 
the site as a whole. The proposal, in its current setting and location, would result (in fact) in a 
subdivision of the land sited between the proposed development and dwelling, despite 
subdivision not being proposed under this application.  
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A cursory glance at the proposed site plan indicates a landlocked (or development locked) 
heritage item, which is subservient to the proposal. The spaciousness and openness of the 
grounds and the relationships of the parts, which contribute to an understanding of the 
significance have been truncated to maximize the size of the development. 
 
Council’s heritage consultants consider the proposed development would abolish the historic 
spatial relationship to the surrounding defined and partially extant garden setting and 
intentional driveway connection. The development would obscure the views that are 
available from the top of the entry drive to the township of Campbelltown.   
 
It is recommended to the Campbelltown Local Planning Panel that the subject development 
application is not supported, fundamentally on the significant and adverse impacts to the 
heritage item (the site). The proposal constitutes a gross overdevelopment that is 
unsympathetic to the context and character of the heritage item. 
 
The proposal demonstrates that the heritage values of the site would be destroyed in some 
respects and diminished in others. The proposal fails to satisfy the heritage provisions of the 
Clause 5.10 of the CLEP 2015 and requirements listed in Volume 1, Part 2.11.2 of Council’s 
DCP and puts at risk the retention and protection of important items of heritage in the 
Campbelltown area. 
 
Character and Streetscape  
 
The development application fails to consider the compatibility of the proposed built form to 
the heritage significance of the site, its context and with the character of the surrounding 
urban environment. 
 
In Project Venture Developments v Pittwater Council [2005] NSWLEC 191 the Planning 
Principle of compatibility in the urban environment is discussed. Factors of consideration 
discussed notes: 
 

The most important contributor to urban character is the relationship of built form to 
surrounding space, a relationship that is created by building height, setbacks and 
landscaping. 

 
Surrounding development to the subject site comprises of local heritage item Glenroy 
Cottage to the northwest, which sits on a large undeveloped landholding and is zoned Part 
RE1 Public Recreation and Part SP2 Road under the provisions of the CLEP 2015.  
 
Glenroy Park which sits to the northeast of the site, is located within the Claymore Urban 
Renewal Precinct and is zoned R2 under the provisions of the CLEP 2015. Future 
development at Glenroy Park will comprise of low density residential development.  
 
Development to the south of the site comprises of a portion of the Hume Motorway (M5) with 
development located to the west of the site comprising of Thomas Burke Reserve which is 
zoned RE1 Public Recreation under the provisions of the CLEP 2015. 
 
The proposal has failed to consider the relationship to the context of the existing surrounding 
allotments and the envisaged future desired character of the area.   
 
The proposal presents as a medium density multi dwelling housing development that 
includes attached row, terrace style housing, is uncharacteristic of the future desired 
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character of the area and is contrary to the first objective of the R2 Low Density Residential 
zone.  
 
In terms of streetscape, the proposal includes a series of dwellings which directly front 
Badgally Road. Existing residential development along Badgally road is orientated away from 
Badgally Road and the proposal would be the only residential allotment directly fronting this 
Road. Despite the proposal complying with the minimum required front setback of 5.5m of 
Council’s DCP 2015, the orientation of these dwellings and minimal front setback proposed is 
uncharacteristic of the streetscape reflected along Badgally Road. 
 
Stormwater and Water Quality  
 
The revised documentation was reviewed by Council’s engineers who advised a number of 
items have not been addressed. A summary of the concerns is provided below: 
 

 Insufficient DRAINS modeling has been provided  
 

 DRAINS modeling submitted is inconsistent with Council’s calculations and 
measurements  

 

 Incorrect pipe levels have been adopted, despite Council’s previous advice to the 
applicant.  

 

 Insufficient storm water measures have been proposed, that would result with overland 
flow draining into adjoining properties. Development shall require all flows to be 
captured and properly managed on site.  

 

 Inconsistency across documentation. 
 

 Unsafe flow paths. 
 

 Unacceptable locations of water quality devices in terms of serviceability, management 
and access.  

 

 Insufficient information relating to the plan of operation and maintenance. 
 
Access, Traffic and Parking  
 
The revised documentation was reviewed by Council’s engineers who advised a number of 
items have not been addressed. A summary of their concerns is provided below: 
 

 Traffic and Parking Assessment report, Revision B, dated July 2019 contains outdated 
(2011) forecast traffic flows for Badgally Road. Council’s forecast traffic flows for 
Badgally Road travelling south bound have doubled in AM peak and tripled in PM peak 
times. Updated traffic figures must be utilised 
 

 Concerns that residents of the proposal will not be able to exit the site safely in peak 
times 

 

 Inconsistency across documentation 
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 The proposed internal road network is too narrow for the scale of the development. The 
proposed width of access road does not comply with the requirements of AS 2890.1 
(as amended) with regard to the road category and the proposed number of car spaces 

 

 Insufficient information has been provided for the proposed deceleration lane within 
Badgally Road 

 

 Swept path diagrams submitted show conflicts and do not detail requirements of AS 
2890.1 (as amended). Required details include chassis/body line, wheel line and 
clearance line of the largest vehicle and vehicle type, speed and legend 

 

 Insufficient road widths and design proposed to effectively manage service vehicles 
such as waste collection 

 

 Inadequate assessment provided to elevate Council’s concerns of queuing during AM 
peak for vehicles existing the site. The revised assessment is silent on the impacts of 
the future road widening along Badgally Road, which is certain and imminent. 

 

 Insufficient information relating to the existing septic system has been submitted.  
 

 Driveway gradients as required by AS 2890.1 (as amended) cannot be achieved to 
some dwellings due to the proposed kerb type, road and garage levels. 

 
Waste  
 
The development application was referred to Council’s Waste Services team for review. The 
response identified the following concerns:  
 

 Operational Waste Management Plan, Rev B, dated December 2018, incorrectly 
calculates the minimum required waste area based on dimensions provided within the 
report and the number of bins required to service the development in accordance with 
Volume 1, Part 3.6.6.9 Multi Dwelling Housing and Waste Management - Zone R2 of 
Council’s DCP 2015 
 

 Inconsistency across documentation. Number of bins as calculated in waste 
management report equates to 30 bins whereas, plans show 23 bins 

 

 Swept paths provided at Appendix B of the Traffic and Parking Impact Assessment do 
not sufficiently demonstrate safe and adequate access for heavy rigid collection 
vehicles (10.4m length 5.5m wheelbase, 23 tonnnes GVM) 

 

 Insufficient information and details have been provided on the plans to assess the 
suitability of the proposed communal bin storage areas, in terms of construction and 
ability to accommodate the required number of bins 

 

 Impractical location for communal waste storage areas in terms of site gradients and 
travel distances to dwellings.  

 
The use of communal bin storage areas results in lower levels of amenity and resource 
recovery and this response is not supported.  
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Landscaping and Tree removal  
 
The application proposes the removal of seventy-eight trees, the retention of nine trees and 
contains a small strip of vegetation that contains remnant Cumberland Shale Hills Woodland 
Trees that forms a component of the critically endangered Cumberland Plain Woodland 
(CPW). 
 
The development application was referred to Council’s Open Space Planning and Design 
officer and Council’s senior environmental officer for review and comment. The response 
identified the following concerns:  
 

 The proposal fails to appropriately consider the value of the historic cultural landscape 
of the site. The existing tree-lined entry driveway, layers of existing trees, shrubs and 
groundcovers, the existing geometry and topography, view corridors, landscape 
character and setting, scale and spatial relationships are import components of the 
cultural landscape that have not been satisfactorily addressed. 
  

 The proposal is unsympathetic towards the heritage value of the site and fails to 
consider the significance of the cultural landscape of the site. 

 

 The Statement of Heritage Impact report dated December 2018 recommends a 
landscape plan be implanted that identifies management options for the significant 
vegetation. The proposal fails to identify the ‘significant vegetation’ or provide the 
suitable management options required.  

 

 The significance of the site’s cultural landscape is further supported by the 
Arboricultural Impact Appraisal and method statement prepared by Naturally Trees, 
Rev A, dated July 2019 that rates 30 of the 87 trees on site as having high significance 
and do not contain defects. 

 

 The development proposes to retain only 30 percent of the trees identified as having 
high significance and is contrary to Volume 1, Part 11 of Council’s DCP 2015 that 
requires mature trees to be retained.  

 

 Flora and Fauna Assessment dated February 2019 identifies a small strip of vegetation 
on site contains remnant Cumberland Shale Hills Woodland Trees, and these trees 
should be prioritised for retention.  

 

 Details relating to trees identified to be removed and retaining wall are inconsistent 
across documentation. 

 
3.2.  Social, economic and environmental impacts 
 
Section 4.15(1)(b) of the EP&A Act requires the consent authority to assess the likely 
impacts of the development, including social and economic impacts in the locality.  
 
The key matters for consideration when considering the development’s potential impact with 
regard to the social and economic impacts are as follows: 
 
Noise  
 
The development application was referred to Council’s environmental health officer to review 
and comment. The response identified the following concerns:  
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 The submitted Traffic Noise Intrusion Assessment dated July 2019 has not adequately 
demonstrated that appropriate measures will be taken to ensure that the LAeq levels 
required under Clause 102 of the ISEPP 2007 will not be exceeded for all proposed 
dwellings and also the heritage dwellings. 
 

 The assessment identified dwellings closest to the motorway will exceed trigger levels 
and require the use of mechanical ventilation to achieve compliance. The assessment 
notes mechanical ventilation requirements will be confirmed once the development is 
complete, with further testing to be conducted to determine this. Mechanical 
ventilations requirements in order to satisfy compliant trigger levels must be 
investigated and designed and those requirements shall be submitted for 
consideration.  
 

 Inconsistency across documentation. Proposed fencing as nominated on plans is 
inconsistent with the recommendations made in Traffic Noise Intrusion Assessment 
report.  

 

 The assessment fails to assess noise implications from ongoing traffic noise sources 
from Badgally Road.  

 

 Proposed testing conducted is insufficient and does not meet the standard 
requirements for Testing and Compliance Reporting as outlined in Appendix D in the 
NSW Government Department of Planning - Development near Rail Corridors and 
Busy Roads – Interim Guidelines (December 2008).  

 
In reviewing the proposal against surrounding recent residential redevelopments, namely the 
Claymore redevelopment (north of the site), the recommendations of the Traffic Noise 
Intrusion Assessment conflict with the recommendations prescribed by the Acoustic 
Assessment Report prepared for Stage 1 & 2 subdivision of the Claymore Urban Renewal 
project (1141/2014/DA-SW) which required a solid boundary fence be erected for the 
properties which proposed rear yards backing onto Badgally Road. Additionally, noise 
attenuation measures considered the provision of a seven metre landscape buffer between 
the site boundary and Badgally Road. Acoustic measures proposed under this application 
are insufficient given the proposed siting and sites proximity to the motorway and Badgally 
Road.  
 
The assessment heavily relies on the use of mechanical ventilation systems to achieve 
compliance. Until details of the mechanical ventilation systems are submitted, the proposal 
has not adequately demonstrated that the development contains appropriate measures that 
ensures the LAeq levels contained within Clause 102 of the Infrastructure SEPP 2007 are 
not exceeded.  
 
3.3.  Site Suitability 
 
Section 4.15(1)(c) of the EP&A Act requires Council to assess the suitability of the site for the 
proposed development. 
 
The site is not considered suitable for the proposed development due to its adverse impacts 
to the natural and built environment and the social and economic impacts on the locality as 
raised throughout this report.  
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Fundamentally, the proposal has failed to adequately understand and respect the sites 
heritage significance, is inconsistent with the zone objectives and proposes a built form that 
adversely impacts upon the heritage values of the place.  
 
Further, the application has failed to adequately address the surrounding environment, 
stormwater and water quality requirements, impacts of traffic, parking and access, on-site 
waste management requirements, vegetation removal, and impacts from adjoining noise 
sources.   
 
3.4. Public Interest  
 
The public interest is a comprehensive requirement that requires consent authorities to 
consider the long-term impacts of development and the suitability of the proposal in a larger 
context. The public interest is serviced through the orderly and economic use of land, in a 
manner that is sensitive to the surrounding environment and having regard to the reasonable 
amenity expectation of surrounding land users.   
 
In the circumstances of this case, the proposed development is considered to be not in the 
public interest. The application has failed to consider critical aspects of the site specifically 
the sites heritage significance, the amenity of the future occupants of the development and 
the impacts of the proposal. 
 
Further, the application includes a number of non-compliances to the CLEP 2015 and 
SCDCP 2015 and the proposal would set an undesirable precedent for similar inappropriate 
and non-compliant residential development within the Campbelltown Local Government 
Area.  
 
Refusal of the proposed development is considered to be in the public interest. 
 
4. Public Participation 
 
Section 4.15(1)(d) of the EP&A Act requires Council to consider submissions. The 
development application was publicly exhibited and notified to adjoining and nearby 
properties on 5 February 2019 for a period of 14 days. One submission was received.  
 
A summary of the concerns raised in the submission is provided below: 
 
Issue  Response  Action  

Overdevelopment of the 
property. 
 
- The proposed built form is 

out of context with the visual 
and historical context of the 
site.  

 

It is agreed the proposal is out of 
character and context to the site.  
Section 5.7 of this report provides 
commentary on the impacts on the 
streetscape and character.  

Recommendation to the 
panel that the 
development application 
is not supported.  

Impact on local heritage item.  
 
- The removal of trees and 

vegetation will disrupt 
heritage values of ‘Hillcrest’ 
and ‘Glenroy House’.  

- Loss of green spaces and 
open space will destroy the 
semi – rural visual character 

It is agreed the proposal will 
adversely impact on the local 
heritage item. Section 5.7 of this 
report provides commentary from 
Council’s external heritage 
consultant and Council’s heritage 
planner.  

Recommendation to the 
panel that the 
development application 
is not supported.  
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of this historical section of 
Campbelltown; 

- The proposal is not in 
keeping with the wider 
context of the ‘Claymore’ 
area and with the 
development occurring 
within the Claymore renewal 
estate.   

 

Traffic and parking impacts of 
the future child care centre   
 
- 50-place childcare center 

will cause chaos for the one 
road in and out.  

- Drop off and pick up 
locations not identified.  

- Additional car parking to 
accommodate child care 
centre is required.     

Development application no longer 
proposes a centre based child care 
centre.  

Nil  

Insufficient curtilage 
proposed to local heritage 
item 
 
- Curtilage proposed is 

insufficient  
- View loss will result from the 

reduced curtilage  

It is agreed the proposal has failed 
to adequately assess the sites 
heritage significance and define an 
appropriate curtilage. Section 5.7 of 
this report provides commentary 
from Council’s external heritage 
consultant and Council’s heritage 
planner.  

Recommendation to the 
panel that the 
development application 
is not supported.  

Insufficient assessment/ 
investigation of Potential of 
Aboriginal Heritage item 
located on site. 
 
- Further information is 

required to be submitted on 
the original heritage item 
located on site.  

It is agreed further assessment of 
the sites heritage significance is 
required to be undertaken. Section 
5.7 of this report provides 
commentary from Council’s external 
heritage consultant and Council’s 
heritage planner.  

Recommendation to the 
panel that the 
development application 
is not supported.  

Substantial tree removal off 
site  
 
- Trees should be retained.  
- Provision of trees should 

either be retained or planted 
along the frontage of 
Badgally Road and the north 
western boundary along 
Glenroy House to provide a 
‘green barrier’ and 
attenuation measures to and 
from the development.  

It is agreed the number of healthy 
mature trees proposed to be 
removed is disproportionate to the 
number of trees proposed to be 
retained.  
Section 5.7 of this report provides 
commentary from Council’s Open 
Space Planning and Design officer 
and Council’s Senior Environmental 
officer.  

Recommendation to the 
panel that the 
development application 
is not supported.  

Insufficient traffic assessment  
 
- Submitted report does not 

consider the traffic from 
Shetland Road and is a 
considerable volume at 
peak times.   

It is agreed the submitted traffic 
assessment inadequately assesses 
the proposal and updated traffic 
data is required to be utilised.  
Section 5.7 of this report provides 
an assessment of the impacts from 
a traffic and parking perspective 

Recommendation to the 
panel that the 
development application 
is not supported.  
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and commentary from Council’s 
engineer.  

Acoustic impacts from 
Motorway on proposed 
development   
- Noise measures from 

motorway to be reviewed to 
ensure amenity on 
development is protected.  

It is agreed the submitted acoustic 
report fails to adequately attenuate 
noise impacts from motorway and 
Badgally road.    
Section 5.7 of this report provides 
an assessment of the impacts from 
an acoustic perspective.   

Recommendation to the 
panel that the 
development application 
is not supported.  

 
5. Conclusion 
 
This application has been assessed against the provisions of Section 4.15 of the EP&A Act. 
The proposed development is permissible with consent under the provisions of the 
Campbelltown Local Environmental Plan 2015.  
 
The site is identified as a local heritage item under Schedule 5 of the Campbelltown Local 
Environmental Plan 2015 and the proposal has failed to adequately identify the sites heritage 
significance. The proposal does not satisfy the heritage provisions of the Clause 5.10 of the 
CLEP 2015 and requirements listed in Volume 1, Part 2.11.2 of Council’s DCP as discussed 
throughout this report.  
 
Notwithstanding, the insufficient heritage assessment, the proposed built form fails to 
adequately address a number of critical aspects such as stormwater, built form, access, 
parking and traffic, landscaping and acoustic. It is considered the proposal represents an 
overdevelopment of the site and the site is unsuitable for the proposed development in its 
current form.  
 
Overall, having regard to the matters of consideration under Section 4.15 of the EP&A Act 
and relevant matters discussed within this report and due to the significant and detrimental 
impact the proposed development would have on the Hillcrest heritage item it is 
recommended that the development for the retention of Hillcrest dwelling, minor demolition 
and works to the dwelling, demolition of remaining buildings and structures on site including 
tree removal, relocation and rebuilding of the existing barn/stables and conversion to a 
dwelling and the construction of a multi dwelling housing development involving internal road 
construction and associated site works at 50 Badgally Road, Claymore (Lot 2 DP 1017017), 
be refused subject to the recommended reasons for refusal detailed in attachment 1. 
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Attachments 

1. Recommended reasons for refusal (contained within this report)   
2. Acoustic Report (contained within this report)   
3. Arborist Report (contained within this report)   
4. Architectural Plans (contained within this report)   
5. RMS Comments (contained within this report)   
6. Statement of Heritage Imapct (contained within this report)   
7. Supplementary Heritage Report (contained within this report)   
8. Stormwater Site Plan (contained within this report)   
9. Traffic Report (contained within this report)   
10. Water Management Plan (contained within this report)   
11. Landscape Plans (for confidentiality reasons) (distributed under separate cover)   
12. Architectural Plans including Floor Plans (for confidentiality reasons) (distributed under 

separate cover)    

Reporting Officer 

Executive Manager Urban Centres  
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4.2 Gilead Planning Proposal 

Community Strategic Plan 

Objective Strategy 

1 Outcome One: A Vibrant, Liveable City 1.8 - Enable a range of housing choices to 
support different lifestyles 

 

  
 

 
Referral Criteria 
 
Pursuant to Section 2.19 of the Environmental Planning and Assessment Act 1979 (EP&A 
Act), the Campbelltown City Council Local Planning Panel (the Panel) is required to advise 
Council on any planning proposal that has been prepared or is to be prepared by the Council 
under Section 3.33 of the EP&A Act and that is referred to the Panel by the Council. 
 

Executive Summary 
 

 Lendlease Communities (Mt Gilead) Pty Ltd (Lendlease) has submitted a Planning 
Proposal Request (PPR) that seeks to amend the Campbelltown Local Environmental 
Plan 2015 (CLEP 2015) in respect of land within the Mount Gilead Urban Release Area 
(Mt Gilead), which forms part of the Greater Gilead Urban Release Area (Greater 
Gilead). 
 

 Mt Gilead was rezoned for urban purposes in September 2017 and is the subject of a 
Local Voluntary Planning Agreement, State Voluntary Planning Agreement and 
Biodiversity Certification Agreement.  

 

 The PPR seeks to amend the spatial layout of residential and open space zoned land 
while retaining the existing dwelling yield of 1700 lots. The PPR also seeks to introduce 
the R3 Medium Density Residential and B4 Mixed Use zones. The existing B1 
Neighbourhood Centre is proposed to be rezoned R2 Low Density Residential due the 
impact of planning for bushfire protection and location which does not align with the 
desired future road hierarchy. 
 

 It is considered that the PPR has strategic merit and would allow a more diverse and 
sustainable urban release outcome, with an enhanced range of dwelling opportunities, 
supporting commercial and community facilities, greater connectivity of areas protected 
as bio-banking sites, increased open space and appropriate road and stormwater 
management infrastructure supported by an updated local voluntary planning 
agreement. 

   

 
 

Officer's Recommendation 

That the Campbelltown Local Planning Panel:  

1. Support in principle the PPR that seeks to amend the Campbelltown Local 
Environmental Plan 2015 subject to the following key amendments: 
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a) That Clause 4.3A be amended to allow multi dwelling housing to be a maximum 

of three storeys in the R3 Medium Density Residential Zone. 
 
b) Clause 4.4 (2A) be amended to exclude its application for areas shown on the 

Urban Release Area Map. 
 
c) Delete Clause 4.1E and amended the minimum lot size map in respect of that 

part of Lot 5 DP 1240836 zoned RU2 Rural Landscape to 5ha to permit its 
excision.  

 
d) Clause 4.1(4C) be amended to support no more than 20 percent of the notional 

yield or 340 lots (total) to be less than the minimum lot size of 450m2. 
 

e) The proposed exemption to Clause 4.1C be replaced by a new Clause 4.1H to 
specify the applicable minimum lot size for residential accommodation in the R3 
Medium Density Housing zone.   

 
f) That a Floor Space Ratio (FSR) of 2:1 for the B4 Mixed Use zone be applied to 

the Floor Space Ratio Map. 
 
2. Note that Lendlease has committed to amend the existing Voluntary Planning 

Agreement with Council to ensure all local infrastructure required to support the 
incoming population is delivered in conjunction with the development of the release 
area. 

 
3. Acknowledge that the PPR has strategic merit in regard to the natural environment, 

dwelling diversity, open space provision and consistency with relevant requirements of 
the Regional and District Plans.  

 
 

 

Purpose 
 
To assist Council in its decision whether to support the progression of the subject application 
for Gateway Determination in accordance with the provisions of EP&A Act. 
 

Property Description The land affected by the PPR comprises a total of 6 
properties. The legal description of the land is provided 
below:  
 
Lot 1 DP 1240836, 
Lot 2 DP 1240836, 
Lot 3 DP 1240836, 
Lot 4 DP 1240836, 
Lot 5 DP 1240836; and 
Lot 61 DP 752042. 
 

Application Number 561/2019/E-PP 

Applicant Lendlease Communities (Mt Gilead) Pty Ltd 
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Land Owner Lendlease Communities (Mt Gilead) Pty Ltd 

Provisions  Campbelltown Local Environmental Plan 2015  

 Section 9.1 Ministerial Directions 

 Greater Sydney Region Plan 

 Western City District Plan 

 Greater Macarthur: An Interim Plan for the Greater 
Macarthur Growth Area. 

 Campbelltown Community Strategic Plan 

 Campbelltown Draft Local Strategic Planning 
Statement 

 State Environmental Planning Policies  

 Campbelltown (Sustainable City) Development 
Control Plan 2015 

 
Date Received 20 February 2019 

 

History 
 
The Mt Gilead Homestead Precinct (the Precinct) was rezoned for urban purposes in 
September 2017 after an extensive strategic planning phase. The Precinct is to provide a 
maximum of 1,700 lots, ranging in size from 375m2 to 700m2, supported by a network of 
open space and stormwater management facilities, a community hub and the conservation of 
existing sensitive ecological communities on the site.   
 
Since the rezoning, Lendlease has taken a controlling interest in the land and has lodged 
various development applications with Council, seeking development consent to undertake 
urban development of the land.  
 
The local infrastructure delivery mechanism for the land is a Local Voluntary Planning 
Agreement (LVPA) that was executed in August 2019 in respect of 1700 allotments 
(registration on title is imminent) between Lendlease Communities Mt Gilead Pty Ltd, the 
Dzwonnik Family and Campbelltown City Council to an aggregate value of $56 Million. The 
subject funding is to be expended on open space, community infrastructure and water quality 
treatment basins. 
 
A State Voluntary Planning Agreement (SVPA) was executed in May 2019 in respect of 1700 
allotments (registered on title October 2019) between Lendlease Communities Figtree Hill 
Pty Ltd and the Minister for Planning and Public Spaces to a value of $86 Million. The SVPA 
funding is to be expended on works associated with the upgrade of Appin Road.  
 
A Biodiversity Certification Order was issued in respect of the subject land in July 2019 under 
the Threatened Species Conservation Act 1995.  
 

The Site 
 
Mt Gilead forms part of the Greater Macarthur Growth Area which is located south of the 
Campbelltown City Centre. 
 
The land subject to the PPR (the site) is located south of the existing urban areas of 
Campbelltown, on the western side of Appin Road, and adjoining the southern boundary of 
the Noorumba Reserve.   
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The site comprises six allotments and has an approximate area of 216 hectares. Historically 
the site has been predominantly used for agricultural purposes, and contains a number of 
riparian corridors and farm dams, with pockets of remnant native vegetation. Whilst a hill with 
steep slopes is located within the north western corner of the subject site, the rest of the land 
is generally gently sloping. 
 
There are some remaining stands of significant vegetation which have been conserved under 
a Biodiversity Certification Agreement and BioBank Agreements. The site does not contain 
any items of local or State heritage significance and is not located within a heritage 
conservation area. The site is in close proximity to the State Heritage Listed Upper Canal 
Water Supply System and the curtilage associated with the greater Mount Gilead Homestead 
Precinct.  
 

Proposal 
 
The proposal is comprised of two parts being the Planning Proposal Request (PPR) and an 
amendment to Volume 2, Part 7 (Mt Gilead) of the Campbelltown (Sustainable City) 
Development Control Plan. (CSCDCP) 
 
The PPR seeks to amend Campbelltown Local Environmental Plan 2015 (CLEP 2015) to: 
 

 Amend the land use zones and principal development standards relating to minimum 
lot size, building height, floor space ratio, land acquisition and subdivision requirements 
for certain forms of development.  Further detail is provided in Section 1.9 below.  
 

 Relocate and expand the neighbourhood centre to provide a retail gross floor area of 
4,000m2 

 

 Increase the level of protection for land conserved under the Biodiversity Certification 
Agreement by zoning the land E2 Environmental Conservation 

 

 Increase the provision of open space from 29.91 hectares to 50.27 hectares 
 
The Development Control Plan amendment seeks to: 
 

 Deliver a more diverse range of housing types whilst not exceeding the current 
endorsed limit of 1700 dwellings 
 

 Amend the road and street network, including the primary collector road network to 
celebrate the scenic value of One Tree Hill, improve future bus coverage and provide a 
future link to the balance lands 
 

 Identify a 2 hectare site for a potential future school 
 

 Provide an extra 1,700 trees in private land by requiring a minimum of two trees in the 
front setback, two in the rear setback and 50 percent of the front setback to the 
landscaped with turf and garden beds 

 

 Revise the major road cross sections to provide additional opportunities for tree 
planting 
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 Update the open space network to align with the proposed PPR and improve 
pedestrian, cycle and biodiversity connections 

 

 Enhance and relocate the community facility to a location more proximate to the town 
centre to support the future needs of the community 

 

 Align the residential dwelling controls with Greenfield Housing Code to avoid 
inconsistencies in streetscapes and insert provisions for small lot housing for parts of 
the B4 zone and R3 zone 

 

 Reference Lendlease’s Dwelling Design Guidelines that include greater requirements 
for on lot tree planting and use of building materials with reduced solar absorption 

 

 Provide guidance on the layout of future neighbourhood centre 
 
As the Panel is only required to provide advice on the proposed amendment to the CLEP 
2015, this report does not assess or provide a recommendation in relation to the proposed 
amendment to CSCDCP. 
 
The PPR is supported by the following specialist technical studies. The findings of the 
specialist technical studies have been incorporated into the PPR Report, as provided in 
attachment 5. 

 

Specialist Technical Studies Author Date 

Gilead Landscape Masterplan ASPECT Studios October, 2018 

Detailed Site Investigation with Limited 
Sampling  - Mt Gilead 

Douglas Partners Pty Ltd October, 2016 

Remediation Action Plan – Mt Gilead Douglas Partners Pty Ltd August, 2017 

Report on Preliminary Site Investigation Douglas Partners Pty Ltd December, 2016 

Mount Gilead Project (MDP Lands) 
Aboriginal Cultural Heritage Assessment 

Cultural Heritage 
Connections & Virtus 
Heritage Pty Ltd. 

July, 2017 

Heritage Assessment and Management 
Strategy 

TKD Architects June, 2017 

 
Since submission of the PPR, elements of the supporting studies may no longer be relevant 
due to iterative amendments to the PPR arising from Council officer review. 
 

Report 
 
This report considers the strategic context of the PPR in relation to State and local planning 
policies and the potential impacts of the proposal.  
 

1. Strategic Context 
 

The following State and local planning policies are relevant to the PPR as discussed below.  
 
1.1 Greater Sydney Region Plan  
 
A Plan for Growing Sydney has been prepared by the NSW State Government to guide land 
use planning decisions for the next 20 years. The Greater Sydney Region Plan (GSRP) sets 
a strategy for accommodating Sydney’s future population growth and identifies the need to 
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deliver 689,000 new jobs and 664,000 new homes by 2031. The GSRP identifies that the 
most suitable areas for new housing are in locations close to jobs, public transport, 
community facilities and services. 

An assessment of the PPR against the relevant Directions and Objectives of GSRP is 
provided in attachment 1. The PPR is generally consistent with the GSRP particularly as the 
proposal seeks to ensure that development outcomes meet contemporary expectations.  
 
1.2 Western City District Plan 
 
The Western City District Plan (WCDP) sets out more detail with respect to the anticipated 
growth in housing and employment in the Western District and amongst other things, is 
intended to inform the assessment of planning proposals. 
 
The WCDP identifies Gilead as a Land Release Area within the Greater Macarthur Growth 
Area.  The majority of new communities in land release areas identified by the District Plan 
are located within precincts contained within State Environmental Planning Policy (Sydney 
Region Growth Centres) 2006. 
 
Unlike the majority of land release areas, CLEP 2015 is the principal environmental planning 
instrument that applies to the land. Therefore, the Mt Gilead Precinct has not been subject to 
the various incremental State Government led amendments such as the 2016 Housing 
Diversity Package which resulted in development precincts such as Willowdale and New 
Breeze having a wider variety of lot sizes and dwelling types.  
 
An assessment of the PPR against the relevant Directions and priorities are provided in 
attachment 2. The PPR is generally consistent with the WCDP particularly as the proposal 
seeks to ensure that development outcomes meet contemporary expectations. 
 
1.3 Greater Macarthur Growth Area 
 
The Greater Macarthur 2040: An Interim Plan for the Greater Macarthur Growth Area 
(Greater Macarthur 2040) provides the land use and infrastructure implementation plan for 
the Glenfield to Macarthur urban renewal precincts and the urban releases to the south of 
Campbelltown, including the Mt Gilead Urban Release Area. 
 
Greater Macarthur 2040 identifies that Mt Gilead will be: 
 

 rezoned and release land for urban development 
 

 deliver around 15,000 new homes in the broader Gilead precinct 
 

 provide higher density residential development around centres and along the central 
transport corridor 

 

 conserve biodiversity corridors and waterways 
 

 create a central transport corridor providing public transport connections beyond the 
site 

 

 create road upgrades and connections beyond the precinct 
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Greater Macarthur 2040 is supported by the Greater Macarthur and Wilton Retail Market 
Analysis (2016) which states that the Greater Macarthur Priority Growth Area has the 
potential for a network of centres including:  
 

 sub-regional shopping centre at Wilton providing around 52,600m2 Gross Leasable 
Area (GLA) in total 
 

 second sub-regional shopping centre at West Appin providing around 32,600m2 GLA in 
total 

 

 supermarket based shopping centre at Menangle Park providing around 15,000m2 GLA 
overall 

 

 supermarket based town centre at Mount Gilead providing around 8,700m2 GLA 
 
The proposed Mt Gilead mixed use Town Centre is consistent with the above retail analysis, 
with capacity to support a supermarket-based centre with supporting speciality retail floor 
area of 4,000m2. Should the proposal be recommended for Gateway Determination, it is 
recommended that economic assessment and design analysis be undertaken to inform final 
LEP and DCP controls.  
 
1.4 Consideration of State Regional Environmental Plans 
 
State Regional Environmental Plan 20 – Hawkesbury Nepean River (SREP 20) applies to the 
Gilead precinct. The aim of the SREP 20 is to protect the environment of the Hawkesbury-
Nepean River system by ensuring that the impacts of future land uses are considered in a 
regional context. The PPR is generally consistent with SREP 20 as it aims to protect the 
environment of the Hawkesbury-Nepean River in regards to the proposed land use and 
environmental protection. 
 
1.5 Consideration of State Environmental Planning Policies 
 
The PPR is consistent with the relevant State Environmental Planning Policies (SEPP) that 
apply to the site. A detailed list of the SEPPs and commentary is provided at attachment 2. 
 
1.6 Consideration of Section 9.1 Ministerial Directions  
 
The PPR is generally consistent with the Section 9.1 Directions issued by the Minister for 
Planning. A detailed commentary in respect of the relevant Section 9.1 Directions forms 
attachment 3. 
 
1.7 Campbelltown Community Strategic Plan 2017-2027 
 
The Campbelltown City Community Strategic Plan (CSP) is a ten year vision that identifies 
the main priorities and aspirations for the future of the Campbelltown City Local Government 
Area (LGA) and is Council’s long term plan to deliver the community inspired vision.  
 
The CSP acknowledges the need to provide for housing diversity and affordability in a 
structured way, whilst preserving the important natural attributes of the LGA and facilitating 
its promotion.  
 
The PPR is consistent with the CSP and will specifically facilitate delivery of the key 
outcomes as detailed below. 
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CSP Outcome Statement of Consistency 

Outcome 1 

A vibrant, liveable city.  The community will be afforded the opportunity to review 
the Planning Proposal and engage at key stages in the 
decision-making process. 

 The proposal seeks to revise the masterplan to improve 
place making, public domain and open space outcomes. 

 Provides for the interpretation of historical uses and 
ownership of the site. 

 Provides for greater housing choice and diversity. 

Outcome 2 

A respected and 
protected natural 
environment 

 The proposal seeks to link two parcels of critically 
endangered ecological communities through the provision 
of an open space corridor.   

 Is consistent with Council’s Natural Assets Corridor Map. 

Outcome 3 

A thriving, attractive city  The proposal will facilitate the delivery of all local 
infrastructure on behalf of Council through a Planning 
Agreement. 

Outcome 4 

A successful city  The proposal seeks to implement a more permeable road 
network and bus route that will serve a greater walking 
catchment within the site. 

 The proposal continues to respect and manage key 
environmental and heritage outcomes identified for the 
site in the original rezoning. 

 
1.8 Draft Local Strategic Planning Statement 2019 
 
The Draft Local Strategic Planning Statement (LSPS) recently concluded public consultation. 
It details Campbelltown City Council’s plan for the community’s social, environmental and 
economic land use need over the next 20 years. The LSPS provides context and direction for 
land use decision making within the Campbelltown Local Government Area (LGA), and 
seeks to: 
 

 provide a 20 year land use vision for the Campbelltown LGA 

 

 outline the characteristics that make our city special 

 

 identify shared values to be enhanced or maintained 

 

 direct how future growth and change will be managed 

 
The LSPS responds to the District and Regional Plans and to the community’s documented 
aspirations. The document establishes planning priorities to ensure that the LGA thrives now 
and remains prosperous in the future, having regard to the local context. The PPR is 
consistent with the draft LSPS as the proposal has good alignment with Council’s Community 
Strategic Plan and the relevant Directions, Objectives and Priorities of the District Plan.  
 
 



Local Planning Panel Meeting 27/11/2019 

Item 4.2 Page 279 

1.9 Campbelltown Local Environmental Plan 2015 
 
The Campbelltown Local Environmental Plan 2015 (CLEP 2015) is the principal 
environmental planning instrument for the City of Campbelltown. A summary of the existing 
planning framework and proposed amendment is discussed below, with maps illustrating the 
proposal provided in attachment 4. 
 

CLEP 2015 Current Proposed Amendment Comment 

Land use Zoning Map (attachment 4) 

The zoning of land in Mt 
Gilead uses the R2 Low 
Density Residential, RE1 
Public Recreation and B1 
Neighbourhood Centre 
zones.   

The PPR seeks to introduce 
or amend the spatial location 
of land use zones to: 
 

 Replace the B1 
Neighbourhood Centre 
zoning with a B4 Mixed 
Use town centre zone 
and relocate to a more 
central location. 
 

 Introduce a R3 Medium 
Density Residential zone 
along the southern spine 
entry corridor. 

 

 Rezone portions of RU2 
Rural Landscape to E2 
Environmental 
Conservation and RE1 
Public Recreation land to 
allow for conservation of 
threatened species as 
well as providing open 
space. 

 

 Rezone areas of RE1 
Public Recreation that 
are subject to biobank 
protection to E2 
Environmental 
Conservation. 

 

 Reduce the extent of R2 
Low Density Residential 
zoned land to reflect the 
revised open space and 
conservation areas. 

No concern is raised in regard 
to the proposed amendments 
to the Land Zoning Map.  
 
Although the proposal seeks to 
allow for a more diverse range 
of dwelling types in the R3 
Medium Density Residential 
and B4 Mixed Use zones, the 
future yield is not expected to 
increase due to the reduced 
area of proposed residential 
land, local and State 
infrastructure agreements that 
cap development to 1700 
dwellings and road network 
design limitations.  
 
The proposed zoning 
amendments also contribute to 
enhanced open space and 
ecological conservation 
outcomes. 
 
 

Minimum Lot Size Map (attachment 4) 

The current minimum lot 
sizes for the R2 Low 
Density Residential are 
the following: 
 

The PPR seeks to amend 
the Minimum Lot Size Map 
generally as follows: 
 

 R2 Zone:  

The proposed standard 
minimum lot size of 450m2 
over the majority of the R2 
Low Density Residential zone 
is considered appropriate 
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CLEP 2015 Current Proposed Amendment Comment 

 450m2  

 500m2 

 700m2 

The current minimum lot 
size for the RU2 Rural 
Landscape zone is 
100ha. 
 
There is no land currently 
zoned R3 (hence no 
minimum lot size map 
reference) 
 
There is no land currently 
zoned B4 (hence no 
minimum lot size map 
reference) 

- 500m2 to 450m2 (in 
part) 

- 700m2 to 450m2 
 

Note that some 500m2 
‘precincts’ remain 
unchanged.  
 

 R3 Zone: N/A 

 B4 Zone: N/A 

 RU2 Zone: 5ha 

 
The PPR also seeks to add 
specific areas on the 
minimum lot size map to 
allow additional provisions 
relating to lot sizes for 
specific development types.   
 
This includes Area 1 which 
would apply to the R3 
Medium Density Residential 
zone and Area 2 which 
would apply to the R2 Low 
Density Residential zone as 
discussed under the 
Principal Development 
Standards Subdivision 
heading below. 
 
 

having regard to the site 
attributes and resulting 
housing diversity benefits. 
Further, it would assist to 
balance, in part, the additional 
land proposed to be zoned for 
open space.  
 
The proposal to have no 
minimum lot size within the R3 
Medium Density Residential 
and B4 Mixed use zone is to 
provide consistency with a 
proposed new subdivision 
clause to provide for a diversity 
of dwelling types within the 
zone. This approach is 
consistent with other council 
Growth Area controls.  
 
A variation to the RU2 
minimum lot size map as 
proposed (5ha) is supported. 
This would support the 
deletion of Clause 4.1E to 
support the excision of urban 
zoned land from Lot 5 in DP 
124036.  
 
 
 

Height of Building Map (attachment 4) 

The current maximum 
building heights are: 
 

 RU2 Zone: 9m 

 R2 Zone: 6m, 8.5m 

 B1 Zone:  9m 

 

The PPR seeks to amend 
the Height of Building Map 
as follows: 
 

 R2 Zone: 9m (1-2 sty) 

 R3 Zone: 12m (1-2 sty) 

 B4 Zone: 15m (3-4 sty) 

 

The PPR also seeks to 
include a new subclause 
under Clause 4.3A to permit 
the number of storeys on R3 
zoned land to three storeys, 
including dwelling houses, 
attached dwellings, semi-
detached dwellings and 
multi-dwelling housing. 

The proposal seeks to apply a 
9m height of building control 
for the R2 Low Density 
Residential Zone.  This control 
is .5m higher than the standard 
8.5m control applied by the 
Codes SEPP and is 
considered appropriate for 
development on sloping land.  
 
Areas currently limited to a 
building height of 6m relate to 
land located on key view lines 
from the Old Mill to One Tree 
Hill.  This resulted in a 6m 
building height control for a 
depth of approximately 30m on 
the northern side of One Tree 
Hill with associated screen 
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planting.  Due to the proposed 
inclusion of One Tree Hill in 
the open space network and 
further distancing of residential 
development form this area, an 
increase from 6m to 9m is 
considered appropriate.  To 
confirm this outcome, it is 
recommended that further 
survey of the sight line be 
undertaken as a condition of 
Gateway Determination.  
 
The proposed 12m height limit 
on R3 Medium Density Land is 
commonly applied in similar 
land release settings and 
ideally supports terrace style 
housing.  The proposal to 
amend Clause 4.3A to allow 
three storeys for all forms of 
residential accommodation in 
the R3 zone is not supported 
due to the opportunity to 
undertake a separate 
subdivision and built form 
process.  
 
Alternatively, three storey 
development may be 
considered for multi dwelling 
housing as this form of 
housing involves the siting, 
dwelling design and strata 
subdivision within a single 
application and provides 
opportunity for a more rigorous 
merit assessment.   
 

Floor Space Ratio Map (attachment 4) 

The maximum floor 
space ratio for the R2 
Low Density Residential 
zone 0.55:1. 
 
No FSR applies to the B1 
Neighbourhood Centre 
and RU2 Rural 
Landscape zones 

The applicant has not sought 
to amend the Floor Space 
Ratio Map.  

The application of an FSR 
control within a land release 
context is uncommon.  The 
usual approach is for floor area 
to be addressed via building 
envelope and site coverage 
controls within a DCP.  
 
The preferred approach to 
controlling bulk and scale is to 
implement building floor area 
limits, minimum landscaped 
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area, maximum site coverage, 
solar access controls and 
minimum boundary setbacks. 
These matters would be 
appropriately dealt with in the 
revised Mt Gilead DCP. 
 
This outcome would provide a 
consistent approach with the 
Greenfield Housing Code for 
Complying Development and 
would improve the customer 
experience for land owners 
seeking to either lodge a 
Development Application with 
Council or to seek a 
Complying Development 
Certificate from an Accredited 
Certifier. 

Land Reservation Map 

The land reservation map 
identifies land required 
for public purposes such 
as open space, roads 
and utilities. 

The PPR seeks to update 
the Land Reservation Map 
based on the updated Land 
Zoning Map where land is 
reserved exclusively for a 
public purpose, including 
open space, environmental 
conservation and 
infrastructure. 

The proposed amendments 
are supported to reflect the 
proposed changes in land 
uses. 
 
 

Principal Development Standards: Clause 4.1E 

Other than the 
requirements of Clause 
4.1 (Minimum subdivision 
lot size) of CLEP 2015, 
Clause 4.1E also applies 
in respect to defining the 
minimum lot size for part 
of Lot 3, DP 1218887, 
Appin Road, Gilead that 
is in RU2 Rural 
Landscape zone. 

The proposal seeks a 
reduction of the minimum 
subdivision lot size from 
100ha to 5ha to facilitate the 
subdivision of the land 
known as Part Lot 5 DP 
1240836 and zoned RU2 on 
the western side of the 
Sydney Water Supply Upper 
Canal. (lot 3 DP 730136) 

The proposed amendment is 
supported and most simply 
addressed by deleting the 
clause and amending the 
Minimum Lot Size map for the 
subject land to 5ha. 
 
 

Principal Development Standards: Clause 4.1(4C) 

Despite subclause (3), 
development consent 
may be granted for the 
subdivision of land within 
Lot 61, DP 752042, 
Appin Road, Gilead, into 
lots that do not meet the 
minimum size shown on 
the Lot Size Map if: 
a) each lot has a 

The proposal seeks to 
amend this clause so that it 
would also apply to lots 1 to 
5 in DP 1240836) to allow 
the following outcomes: 
 

 Reduction in the 
minimum lot size for R2 
zoned land to be reduced 
to 375m2 for up to 255 

The current subclause permits 
only 65 or 3.8% of total lots 
below the standard minimums 
and would not support an 
effective salt and pepper 
approach to supporting more 
affordably priced land to be 
distributed throughout the 
release.   
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minimum lot size of 
not less than 375m2, 
and 

b) no more than 65 lots 
have a lot size of less 
than 450m2, and 

c) no more than three 
contiguous lots 
sharing a street 
frontage have a lot 
size of less than 
450m2, and 

d) each lot is located not 
more than 200m from 
a bus route, 
community centre or 
open space area 

lots, provided there will 
be no more than three 
contiguous lots sharing a 
street frontage. 
   

 Reduction in the 
minimum lot size for R2 
zoned land to 300m2 for 
up to 255 lots provided: 
 

 there will be no more 
than three contiguous 
lots sharing a street 
frontage  
 

 each lot is located not 
more than 200m from a 
bus route, community 
facility or open space 
area  

 

The proposed amendment 
would result in up to 510 lots 
or 30% of total lots providing a 
more affordable product. 
Although the approach is 
supported in principle, smaller 
lot provision closer to 20% 
(340 lots) of total lots would be 
more appropriate and 
proposed clause 4.1H has 
been amended accordingly as 
shown in attachment 4. 
 
To support this outcome, 
existing Clause 4.1(4c) should 
be amended and replaced with 
an amended Clause 4.1H as 
shown in attachment 4.  

Principal Development Standards: Subdivision 

Other than the 
requirements of Clause 
4.1 (Minimum subdivision 
lot size) of CLEP 2015, 
Clause 4.1C also applies 
in respect to defining the 
minimum lot size for the 
following form of 
development: 
 

 Dual occupancy 

 Semi-detached 
dwelling 

 Attached dwelling 

 Multi Dwelling 
Housing 

 Centre based child 
care facilities  

 Residential Flat 
Buildings 

 
The minimum lot sizes 
established by this 
clause currently only 
apply to land in the R2 
and R4 zones and apply 
city wide. 

The PPR seeks to insert an 
additional subdivision 
clause, to enable 
development consent to be 
granted for subdivision of 
land to achieve the following: 
 

 Dwelling houses – Down 
to 300m2 where location 
criteria in clause 4.1(4C) 
are met for R2 zoned 
land and 125m2 for R3 
zoned land  

 

 Dual occupancies – To 
remain at 700m2 for 
starting lot size and 
300m2 for end lot size for 
R2 zoned land 

  

 Semi-detached dwelling 
– To remain at 700m2 for 
starting lot size and 
300m2 end lot size for R2 
zoned land to remain and 
starting lot size of 250m2 
and end lot size of 
125m2 for R3 zoned land 

  

 Attached dwellings – Will 

Concern is raised that the 
proposed subdivision outcome 
would be too dissimilar to the 
proposed amendment recently 
considered for the Menangle 
Park Urban Release Area.   
 
The preferred approach is to 
have a consistent subdivision 
standard for the R3 Medium 
Density Residential zone for 
the permitted forms of 
residential accommodation.  
 
Therefore, it is recommended 
that the proposed amendment 
be modified to support the 
following subdivision standards 
for development in the R3 
zone: 
 

 Dwelling House 
(detached): 250m2 

 Semi detached dwellings: 
250m2 

 Dual Occupancy: 500m2 

 Secondary Dwellings: 
450m2 

 Attached Dwellings: 200m2 

 Multi Dwelling Housing: 
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no longer be permissible 
in R2 zone as per 
Council Planning 
Proposal, no minimum lot 
size to apply to R3 zoned 
land to remain 

1,500m2 
 
Attachment 4 sets out the 
proposed wording of Clause 
4.1H as the recommended 
approach.  
 
This would be consistent with 
the adopted LEP amendments 
made on 11 June 2019, to 
prohibit multi dwelling housing 
in the R2 Low Density Housing 
Zone.  This would provide 
certainty that subdivision for 
dwellings and dual occupancy 
development may only occur.  
 
This approach would position 
Gilead to provide a similar 
housing product to the 
Willowdale Precinct whilst 
providing certainty that this 
housing may only occur in the 
R3 zone.  
 
It would also enable these 
forms of development to occur 
as either local development 
(CLEP 2015) or complying 
development (State 
Environmental Planning Policy 
(Exempt and Complying 
Development) 2008. 
 

Floor Space Ratio Clause 

Clause 4.4 Floor Space 
Ratio sets out specific 
floor area controls for the 
following purposes. 
 
Dwelling houses in Zone 
R2 Low Density 
Residential, Zone R3 
Medium Density 
Residential and Zone R5 
Large Lot Residential: 
0.55:1 
 
Dual occupancies in 
Zone R2 Low Density 
Residential, Zone R3 
Medium Density 

The PPR seeks to: 
 
Remove the FSR standard  
For the R2 and R3 zones 
 
Specify a new FSR of 2.0:1 
for the B4 zone 
 
 

Currently, Clause 4.4(2A) is 
drafted such that the defined 
floor space controls are in 
addition to the Floor Space 
Ratio Map.  
 
Under the current CLEP 2015, 
this would result in future 
dwellings having a permissible 
floor space ratio of 0.55 (map) 
+ 0.55 (Clause 4.4(2A) being 
1.1:1 which is excessive. 
 
This outcome would be an 
unintended consequence 
arising from the translation of 
Council’s LEP into the 
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Residential and Zone R5 
Large Lot Residential: 
0.45:1 
 
Multi dwelling housing in 
Zone R2 Low Density 
Residential:  
0.45:1 
 
Multi dwelling housing in 
Zone R3 Medium Density 
Residential:  
0.75:1 
 
Centre-based child care 
facilities in a residential 
zone:  
0.55:1 

standard format in 2015 and 
gazettal of the Menangle Park 
URA in 2017. 
 
Therefore, it is recommended 
that Clause 4.4(2A) be 
amended to exclude its 
application for areas shown on 
the Urban Release Area Map. 
 
The proposed specification of 
an FSR for the B4 zone may 
be facilitated via the Floor 
Space Ratio Map. 

 
In summary, the above amendments are considered to have strategic merit subject to the 
following changes: 
 

 That Clause 4.3A only be amended to support three storey multi dwelling housing in 
the R3 Medium Density Residential zone 

 

 Amend Clause 4.4 (2A) to exclude its application for areas shown on the Urban 
Release Area Map 

 

 Delete Clause 4.1E and amend the minimum lot size map in respect of that part of Lot 
5 DP 1240836 zoned RU2 Rural Landscape to 5ha to permit its excision 

 

 Reviewing the provision of lots less than 450m2 from 30 percent (510 lots) of total yield 
to 20 percent (340 lots) of total yield 

 

 That the proposed exemption to Clause 4.1C be replaced by a new Clause 4.1H to 
specify the applicable minimum lot size for residential accommodation in the R3 
Medium Density Housing zone 

 

 That an FSR of 2:1 for the B4 Mixed Use zone be applied to the Floor Space Ratio 
Map 

 
The current planned residential density of the Mt Gilead URA is approximately 1,700 
dwellings over 216 hectares. This density is considered low by contemporary standards and 
would be maintained by the proposal due to the dedication of an additional 18 hectares of 
public open space, a new school site (public or private) and larger town centre. 
 
1.10 Campbelltown (Sustainable City) Development Control Plan 2015 
 
The Campbelltown (Sustainable City) Development Control Plan 2015 (CSCDCP) provides 
development guidelines and site specific controls to support the delivery of CLEP 2015. 
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Volume 2, Part 7 of the CSCDCP contains a structure plan and series of development 
controls to guide delivery of Mt Gilead.  
 
The PPR includes a proposed amendment to Part 7 of the CSCDCP including the adoption 
of the new structure plan and controls to guide new forms of housing and layout of the 
amended neighbourhood centre.  
 
Should the matter progress to Gateway Determination, staff would commence the process of 
reviewing and updating the DCP. 
 
1.11 Natural Asset Corridors 
 
Council has developed two natural asset policy positions over recent years to inform 
planning for the Campbelltown South Area. 
 
The natural asset policy position comprising of maps and principles was adopted by Council 
on 28 November 2017. The PPR is consistent with the adopted Council maps, which at the 
time of drafting, relied on the existing urban extent of the Mt Gilead Precinct.  
 
On 13 March 2018, Council considered the South Campbelltown Koala Connectivity Study, 
wherein Council noted the findings of the study and resolved to forward the study to the NSW 
Government to inform the strategic planning processes for Macarthur South and associated 
infrastructure upgrades in respect to: 
 

 Establishing at least three east-west primary natural asset corridors in the Mount Gilead 
(South Campbelltown) urban release area, with minimum width ranging from 200m – 
425m with at least one corridor designed specifically for Koalas that achieves an average 
width of 425m  
 

 The provision of at least three fauna and koalas overpasses along Appin Road, 
supported by wildlife exclusion fences and koala grid across all associated driveways and 
intersections. 

 
Although the Connectivity Study does not contain mapping of the recommended corridors, it 
referenced the previous 2017 natural asset corridors in relation to the location of 
recommended fauna crossings of Appin Road. 
 
In this regard, the Roads and Maritime Services (RMS) undertook public consultation on the 
Review of Environmental factors for the upgrade of Appin Road in November 2018.  As part 
of this process, Council made a submission that referenced the connectivity study and need 
for a fauna crossing as part of the works. Notwithstanding this representation, the RMS 
decided to proceed with the project and made minor amendments to include additional fauna 
fencing along the western side of Appin Road.  
 
Therefore, having regard to the above, the PPR is generally consistent with contemporary 
policy in regard to natural asset corridors. Opportunity for wider, primary width corridors 
would be considered in future land release proposals in South Campbelltown and would be 
informed by the NSW Government’s policy in regard to the final Macarthur 2040 Plan and 
Cumberland Plain Conservation Plan which are yet to be finalised.   
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2. Evaluation 

 
As Mt Gilead is already zoned for urban purposes, the assessment is limited to matters 
relevant to likely impacts arising from the proposal as discussed below.   
 
2.1 Biodiversity 

 
The Minister for the Environment, Developer, Landowners and Council, have entered into a 
Biodiversity Certification Agreement on the land under the Threatened Species Conservation 
Act 1995. 
 
The agreement includes the bio-banking of vegetation, and the retirement of particular 
biodiversity credits under other bio-banking agreements to facilitate the proposed 
development.  
 
Accordingly, developments or activities proposed to be undertaken within the certified areas 
do not need to undertake assessment of impacts on threatened species, populations and 
ecological communities, or their habitats, that would normally be required under the EP&A 
Act. 
 
The Biodiversity Certification Agreement requires the Developer to prepare and implement a 
Construction Environmental Management Plan to the satisfaction of Council prior to the 
clearing of land. The plan must include but not be limited to: 
 

 the erection of temporary and permanent protective fencing around all areas identified 
for conservation to minimise any inadvertent damage 
 

 the retention of hollow bearing trees (where possible) that potentially contain roosting 
and breeding habitat for threatened microbats 

 

 the salvaging of trees or parts thereof for use as fauna habitat in other biobank sites 
 

 providing kerb and gutter and piped stormwater management infrastructure to roads 
surrounding the conservation areas to ensure that stormwater will not flow into the 
conservation areas 

 

 preparation of a dam de-watering plan for the removal of the farm dams 
 

 preparation of a fauna pre-clearance protocol for the removal of all trees 
 
It is noted that the PPR proposes a higher level of land use protection for the Biobank sites 
with an E2 Environmental Conservation Zone proposed over these sites to replace the 
existing RE1 Public Recreation zone. In addition, a third Biobank site is proposed over the 
managed lands as per the requirements of the Biodiversity Certification Agreement for Gilead 
Stage 1. 
 
In this regard, the proposal is not considered to have an unacceptable impact on threatened 
species, populations, ecological communities or their habitats, within the meaning of the 
Threatened Species Conservation Act 1995. 
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2.2 Bushfire Hazard 

 
The original rezoning demonstrated that development of the site could incorporate 
appropriate bushfire protection measures in line with the requirements of Planning for 
Bushfire Protection 2006. The NSW Rural Fire Service (RFS) has exhibited an update to this 
guideline and has resulted in changes to various requirements, in particular the provision of 
Asset Protection Zones (APZ) and categorisation of bushfire hazards.  Future development 
applications would be required to address the requirements of this plan and any concurrence 
requirements.  

 
2.3 Contamination 

 
The site is currently zoned for urban purposes. Lendlease has since lodged a series of 
development applications on the site that have confirmed the site is generally free of 
contamination. Four Potential Areas of Environmental Concern (PAEC) have been identified 
on Lots 1 to 5 in DP 1240836 (previously Lot 3 in DP 1218887) and include uncontrolled fill 
from road cuttings, asbestos containing material from the existing pipe network and 
hydrocarbon impacted soils along the alignment of an existing transmission line. A 
Remediation Action Plan (RAP) has been prepared to address the four PAECs and confirms 
that the site can be made suitable for the proposed residential development. Lendlease 
currently have a development application with Council seeking approval for these 
remediation works. 
 
2.4 Geotechnical Conditions 

 
The Geotechnical investigations considered in the original rezoning of the site confirmed that 
the land was suitable for residential development with no significant geotechnical hazards 
and that there is very low risk of potential acid sulphate soils. The Planning Proposal does 
not alter this conclusion.  

 
2.5 Air Quality 

 
Air quality implications for limitations on residential development of the site was previously 
considered under the original rezoning based on a yield of 1,700 lots. An Air Quality 
Assessment for the site was prepared that considered external existing land uses that may 
be a source of odour or air quality impacts as well as air quality impacts associated with the 
increase of traffic along Appin Road.  
 
The assessment considered air quality impacts from the following external sources:  
 

 Rosalind Park Gas Plant approximately 1.1km from the site  
 

 Menangle Quarry approximately 1.2km from the site  
 

 Ingham Appin Broiler Complex approximately 4km from the site  
 
In terms of existing land uses external to the site, the Air Quality Assessment concluded that 
the existing uses would not cause air quality impacts for the development of the site. The 
assessment also considered air quality impacts associated with increased traffic volumes 
along Appin Road.  
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The Development Control Plan did not include specific requirements for air quality to be 
addressed beyond compliance with DPE's Development near Rail Corridors and Busy Roads 
- Interim Guideline. The Planning Proposal does not alter this conclusion. 

 
2.6 Mine Subsidence 

 
The site falls within the South Campbelltown Mine Subsidence District and Coal Exploration 
Authorisation Area A248 that includes the Bulli and Balgownie Coal Seams. Mine subsidence 
was previously considered as part of the original rezoning of the site for residential 
development. The assessment concluded that mining of the Balgownie Seam is unlikely to 
be mined due to extraction constraints. No mining activities of the part of the site within the 
Bulli Seam are planned.  
 
The Planning Proposal does not alter this conclusion. Further, since the site was rezoned, 
Subsidence Advisory NSW has been issuing approvals under the Coal Mine Subsidence 
Compensation Act 2017 and include appropriate design requirements to mitigate subsidence 
impacts on residential development should future mining occur.  

 
2.7 Noise 

 
Noise impacts on future development of the site were previously addressed as part of the 
original rezoning. Appin Road and future traffic noise was identified as the predominant noise 
source affecting the site. The Development Control Plan requires compliance with DPE's 
Development Near Rail Corridors and Busy Roads - Interim Guideline.  
 
The Planning Proposal intends to maintain this requirement. These standards would be met 
through the use of architectural construction standards in accordance with the guideline and 
use of a landscape and noise wall treatment along the frontage to Appin Road. The noise 
wall and landscape treatment would be the subject of development applications for the 
subdivision of land within proximity to Appin Road.  

 
2.8 Riparian Corridors 

 
Riparian corridors were investigated and mapped as part of the original rezoning. Riparian 
corridor outcomes for the site were then confirmed with the NSW Department of Primary 
Industries - Water.  
 
The Planning Proposal does not seek to alter the outcomes agreed with Department of 
Primary Industries - Water.  
 
2.9 Water Cycle Management 
 
As part of the original rezoning, a Stormwater Management and Flooding Assessment was 
prepared for the site to address flood risk and detail the approach required to satisfy the 
principles of the NSW Floodplain Development Manual (as amended by the DPE's 2007 
Flood Planning Guideline), and meet Council's stormwater detention and quality targets.  
 
The assessment concluded that the 1 percent Annual Exceedance Probability (AEP) and 
Probable Maximum Flood (PMF) are generally contained within riparian corridors and outside 
of land intended for development and unlikely to impact on residential development. Where 
there were minor areas of residential land affected by flooding, Council determined that the 
definition of habitable floor levels and evacuation routes were to be addressed in future 
development applications for development of these areas. The Planning Proposal does not 
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result in significant increases in development of land affected by the 1 percent AEP or PMF 
and this approach is proposed to be maintained.  
 
A stormwater management strategy was prepared for the site to meet Council's engineering 
specifications and targets for stormwater management including stormwater detention to 
ensure post development flows and discharges do not exceed pre-development peak 
discharge rates for the 1 percent AEP and stormwater pollutant load reduction targets. This 
strategy was developed on the basis that two different developers would be delivering the 
site without placing a burden on one landowner to deal with the others stormwater.   
 
This approach led to the identification of surplus stormwater detention and treatment 
facilities, in particular the inclusion of a stormwater detention and treatment basin along the 
northern boundary of Lot 61 in DP 750452. As part of Lendlease's current development 
applications, a revised Water Cycle Management Strategy has been lodged with Council to 
rationalise the stormwater management facilities and improve their delivery whilst still 
meeting Council's specifications.  
 
The same parameters for the sizing and design of the water cycle management network as 
per the original strategy have been applied and are being refined through a design 
verification process for each development application. Using this approach, the same 
parameters would be applied to all developable land that would result from the PPR.  
Consistent with the original zoning scheme, all stormwater infrastructure falls within land 
zoned RE1. Any loss of public recreation area for stormwater management has been 
significantly offset by the total increase of RE1 land being delivered as part of the rezoning. 
 
2.10 Open Space 
 
The PPR is supported with a Landscape Masterplan that provides a diverse range of open 
space with various functions including: 
 

 Riparian land 
 

 Informal open space (parks and play spaces) 
 

 Formal playing fields/ Structured sport 
 

 Ecological/Conservation Areas 
 
Assessment of the PPR and suitability of open space provision is based on the traditional 
standard of 2.83 ha of open space per 1,000 people. The current Gilead release area has a 
total of 29.91 ha of open space, of which 12.86ha has a specific open space and recreation 
function.  This equates to 2.77 hectares per 1,000 people.   
 
The PPR is proposing to increase the open space and recreation function from 12.86ha to 
35.35 ha. This equates to 7.6 hectares per 1,000 people, which is significantly above the 
traditional standard.   
 
There is also an opportunity to review and refine the open space areas adjoining the 
conservation areas to improve biodiversity connections and minimise edge efforts.  This 
refinement can be undertaken pre Gateway Determination.  
 
Although this additional provision may be considered appropriate to contribute to open space 
demand for the balance lands (large Lendlease future development lands), it would not meet 
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the requirement for active recreation and future sports field demand which would be 
addressed in future stages of land release.    
 
2.11 Centres 

 
The PPR includes the provision of a B4 Mixed Use zone of 4ha that would be capable of 
delivering up to 4,000sqm of retail space with associated parking and support commercial, 
community and residential uses. 
 
It is envisaged that the retail component would be delivered in stages over five to 10 years as 
the residential catchment is established. The centre would have an important place making 
community focus and is proposed to be highly accessible.  
 
Despite the proposed centre being generally consistent with the planning background to 
Greater Macarthur 2040, it is recommended that further economic modelling be undertaken 
in respect of its viability and impacts upon other future and existing centres. Additionally, 
further design analysis should be undertaken to inform a master plan strategy for the DCP. It 
is recommended this work may occur as a requirement of any future Gateway Determination, 
prior to public exhibition. 
 
3. Infrastructure Delivery  
 
As outlined in this report, Lendlease and Council have executed a Voluntary Planning 
Agreement that secures the provision of local infrastructure needed to support the incoming 
population.  
 
The PPR would require amendments to the executed VPA to reflect the proposed increase in 
open space. Should the Panel support progression of the PPR in its current form, a further 
report to Council would detail the likely amendments and letter of offer from Lendlease.   
 
4. Next Steps 
 
Following the advice and recommendations of the Local Planning Panel, a further report 
would be presented to Council. Any further report would extend to address proposed 
amendments to the local development guidelines contained in Volume 2, Part 7 Mt Gilead 
Development Control Plan and the Voluntary Planning Agreement.  

 
Conclusion 
 
This report has outlined a comprehensive suite of amendments to the Mt Gilead Urban 
Release Area that is under the control of the proponent.  The proposed relocation of the 
commercial centre and increase of housing diversity is consistent with prevailing 
requirements of the Regional, District and Macarthur 2040 Plans and would be supported by 
a revised voluntary planning agreement to ensure all required infrastructure is delivered to 
coincide with the need of future residents with minimum financial risk to Council.  
 
Strategic merit is demonstrated by an overall improvement in the provision of open space, 
conservation outcomes, housing diversity and community infrastructure. 
  
Accordingly, it is recommended that the Campbelltown City Council Local Planning Panel 
support progress of the PPR with amendments as outlined in the recommendation to Council 
for a decision whether to seek a Gateway Determination.  
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Attachments 

1. Greater Sydney and Western City District Plan (contained within this report)   
2. State Environmental Planning Policy (contained within this report)   
3. Relevant Section 9.1 Ministerial Directions (contained within this report)   
4. CLEP Mapping (contained within this report)   
5. Gilead Planning Proposal - (due to size 91 pages) (distributed under separate cover)    

Reporting Officer 

Executive Manager Urban Release and Engagement  
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