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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 via Teams on 
Wednesday, 25 June 2025 at 3.00pm. 

 
MEETING AGENDA 

 

1.  ACKNOWLEDGEMENT OF COUNTRY 

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 Construction and operation of a community facility with associated car parking, 
landscaping and civil works at 121A Eagleview Road, Minto 6 

4.2 Demolition of existing structures, tree removal, civil and bulk earthworks, Torrens 
Title subdivision into 12 lots and construction of 2 local roads - 540 Campbelltown 
Road, Glenfield 135 
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General Information 
 
The role of the Local Planning Panel (the Panel) is to determine certain types of development 
applications and provide advice on planning proposals. 
 
Public Involvement 
 
When the Panel is holding a formal meeting to consider 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), provided that they have registered to speak by midday on 
the day prior to the meeting. In some circumstances where there have been no submissions 
received a development application may be determined by the Panel through the electronic 
circulation of documents rather than by holding a formal meeting.  In these circumstances 
there is no opportunity to address the Panel. 
  
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) 
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 may, upon request, consider verbal 
submissions made in relation to the planning proposal from the applicant, if there is one. 
 
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 speak at the 
appropriate time in the agenda.  Verbal submissions to the Panel will be limited to 5 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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Outcomes from the meeting 
 
After the Panel has considered submissions made by interested parties, the Panel will close the 
public meeting to deliberate on the items reported to the Panel.   
 
If the item before the Panel is a development application, the Panel will either determine the 
development application by approval with conditions or refusal or defer determination by 
seeking additional information.   
 
If the item before the Panel is a planning proposal, the Panel will document its advice to the 
Council. 
 
The Panel’s decision/advice become public information when the minutes are published on the 
Council website usually by the Friday following the Local Planning Panel meeting. 
 
Should you require information about the Panel, or any item listed on the agenda, please 
contact Council’s Planning and Development team on 4645 4575 between 8.30 am and 4.30pm 
on weekdays. 
 
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 speak at the 
appropriate time in the agenda.  Verbal submissions to the Panel will be limited to 5 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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4. REPORTS 

4.1 Construction and operation of a community facility with associated car 
parking, landscaping and civil works at 121A Eagleview Road, Minto 

Community Strategic Plan   
 
Objective Strategy 

1 Community and Belonging 1.1.2 Provide a diverse range of cultural and 
creative activities and events, for all 
interests and people 

2 Places For People 2.1.1 Provide public places and facilities that 
are accessible, safe, shaded and 
attractive 

2.1.2 Provide public places and facilities that 
encourage leisure, recreation, and 
physical activity  

 
Delivery Program   
 
Principal Activity 

PA3 Community Services  
 
 
 

 
Referral Criteria 
 
In accordance with section 4.8 of Environmental Planning and Assessment Act 1979 and the 
Ministerial Local Planning Panels Direction, this application is to be determined by the 
Campbelltown Local Planning Panel as prescribed in Schedule 1 of that direction due to the 
development involving a variation to a development standard greater than 10 per cent.   
 
Executive Summary 
 
A development application has been received for the construction and operation of a 
community facility with associated car parking, landscaping and civil works at 121A Eagleview 
Road, Minto.  
 
The subject site is zoned C4 Environmental Living under the Campbelltown Local Environmental 
Plan 2015. The proposed community facility is permissible with consent in the C4 Environmental 
Living zone.   
 
The application was publicly notified and exhibited between 30 April and 22 May 2025. Three 
submissions were received in total, 2 of which are considered unique submissions.  
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Officer's Recommendation 

That the Campbelltown Local Planning Panel: 
 
1. Support the variation to Clause 4.3 Height of Buildings of the Campbelltown Local 

Environmental Plan 2015. 
 
2. Grant consent to development application 1731/2025/DA-C subject to the conditions of 

consent in attachment 1.  
 

Purpose 

To assist the Campbelltown Local Planning Panel (the Panel) in its determination of the subject 
application in accordance with the provisions of the Environmental Planning and Assessment 
Act 1979 (EP&A Act). 

 

Property Description 121A Eagleview Road, Minto 

Application No 1731/2025/DA-C 

Applicant Mr Mohammed Shafiul Alam 

Owner Mr Mohammed Shafiul Alam 

Provisions Environmental Planning and Assessment Act 1979 

 State Environmental Planning Policy (Resilience and Hazards) 2021 

 State Environmental Planning Policy (Biodiversity and Conservation) 
2021 

 State Environmental Planning Policy (Industry and Employment) 2021 

 Campbelltown Local Environmental Plan 2015  

 Campbelltown (Sustainable Cities) Development Control Plan 2015. 

Date Received 15 April 2025 

History 

On 17 July 2023, a development application (DA No. 2467/2023/DA-C) was received by 
Campbelltown City Council for the construction and operation of a community facility with 
associated car parking, landscaping and civil works at 121A Eagleview Road, Minto.  
 
The Panel initially considered a report recommending approval of the development application 
at its meeting of 24 July 2024, resolving to defer their determination for the following reasons:  
 

a) The submission of revised plans to reflect the rural character of the area. For example, 
setting the new fencing back from the boundary (or a suitable alternative bushfire fire 
management to the fence) and incorporating appropriate landscaping between the 
fencing and property boundary and further consideration of the need for any fencing on 
the western side of the access handle driveway in consultation with the adjoining owner. 
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This should be integrated with a general review of the landscaping plan to increase the 
screening and softening of the development from neighbouring properties. 

 
b) In relation to the acoustic assessment further details are required including:  

 
• Updated modelling based on the current plans, ie with no basement carparking. 

This modelling should be undertaken following the modification of landscape plans 
and the proposed colorbond fence (or alternative fire management solution) as per 
the request of the Panel above. 

• The documentation of the parameters used to undertake the modelling including 
building construction and operation, whether all openings are open or closed etc. 

• The impact of bump in/bump out operations associated with special events 
(particularly the likely time of day of bump in bump out), as well as general waste 
collection and delivery times. 

• Re-examination of the proportion and number of cars, including the timing of exit 
that would leave the site, following the completion of an event (e.g. ball game 
matches, community gatherings etc). 

 
Amended information was submitted to Council on 9 August 2024, with changes to the plans to 
address the issues raised by the Panel.  
 
The Panel considered a further report recommending approval of the development application 
at its meeting of 23 October 2024, resolving to defer their determination and provide the 
applicant with 28 days to submit the following:  
 
a) Evidence demonstrating the operator is registered as a not-for-profit organisation and its 

purpose.  
 

b) Further detail demonstrating the proposed activities and use of the premises satisfies 
the definition of a community facility as defined in the Campbelltown Local 
Environmental Plan 2015 (CLEP 2015).  

 
c) An amended bushfire strategy that does not incorporate a colorbond perimeter fence, 

prepared by a suitably qualified bushfire expert.  
 
The applicant subsequently withdrew development application 2467/2023/DA-C, and relodged 
an identical development application (1731/2025/DA-C) with Campbelltown City Council.  
 
The information submitted to Council with the current development application addresses the 
issues raised by the Panel previously as follows:  
 

Registration as a non-profit 
organisation  

A certificate issued by the Australian Charities and Not-for-
profits Commission confirms that the operator of the 
proposed facility, Bondhon Initiatives Minto Inc., was 
registered by the Commission on 2 April 2025. 
   

Proposed activities and use of the 
premises 

The applicant has provided further detail on the purpose and 
proposed activities of the community facility. These include:  
• Education activities within the library spaces.  
• Social gatherings and meetings within the first floor 

meeting rooms. 
• Celebrating cultural activities in the main hall.   
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• Physical activities within the main hall, including 
basketball, badminton, and tennis.  

 
Council staff are satisfied that the scope of activities relate 
to the use of the site as a community facility, in that it will be 
a place used for the physical, social, cultural and intellectual 
development of the community.  
 

Amended bushfire strategy The applicant’s amended bushfire strategy concludes a 
radiant heat shield (i.e., a colorbond fence) is not required to 
satisfy Planning for Bushfire Protection 2019. A compliance 
certificate as required under section 4.14 of the EP&A Act has 
been issued by a BPAD Level 3 accredited practitioner to 
confirm the development conforms to Planning for Bushfire 
Protection.  
 

 
Site and Surrounds 
 
The site is legally defined as Lot 12 in Deposited Plan 1302331 and is commonly known as 121A 
Eagleview Road, Minto. The site is a battle-axe lot and has variable width between 52.235 m and 
82.44 m, and depth of approximately 114.9 m excluding the access handle. The site has a total 
area of 9997 m2. 
 
The site is currently vacant. 
 
The locality is characterised by detached residential dwellings, rural housing, a place of public 
worship, and a community facility.    
 
The property is not listed as an item of Environmental Heritage and is not located within a 
heritage conservation area.  
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Figure 1: Locality Map 
 
Development Proposal  
 
Approval is sought for the construction and operation of a community facility with associated 
car parking, landscaping and civil works. 
 
Specifically, the development proposes:   
 
• A 2 storey community facility with a multiuse hall, offices and meeting rooms, a library 

and study spaces, kitchen facilities, change rooms, and toilet facilities. 
 
• At grade car park involving 82 sealed spaces, inclusive of 4 accessible car spaces, in 

addition to 26 overflow car park spaces, for a total of 108 car parking spaces. 
 
• Entry gate (5.35 m (h) x 7.65 m (w)) and associated identification signage (2.55 m (w) x 

0.78 m (h)). Note: signage is not within property boundaries. Given the Development 
Application relates to works within 121A Eagleview Road only, a condition is 
recommended to ensure no signage is erected on the adjoining property, and that plans 
are amended prior to the issue of a construction certificate. 

 
• Landscaping including the planting of 183 trees and 212 shrubs. 
 
• Civil works, including driveway construction, installation of an on-site detention tank and 

level spreader.  
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It is noted the development originally involved a basement car park however this was removed 
during the assessment of the previous development application via the submission of amended 
plans.  
 
The community facility will operate as follows:  
 

Monday – Wednesday  11 am – 5 pm  
Thursday and Friday  11 am – 10 pm  
Saturday  9 am – 11 pm 
Sunday Closed 

 
The facility will be operated by the Bondhon Initiatives Minto Incorporation and will involve 6-8 
staff members and, on average, host a maximum of 50 community members.  
 
Up to 6 times a year, it is expected the community facility will host special events for up to 300 
patrons, between 9 am and midnight. The Plan of Management submitted with the development 
application specifies that 4 weeks prior to a special event, the community facility will arrange a 
letter box drop to residences within a one-kilometre radius, detailing the date, day and time of 
the event, the nature of the event, and the contact details of the community facility.  
 
The development involves a variation of 18.6 per cent to clause 4.3 ‘Height of Buildings’ of the 
CLEP 2015, the maximum building height permitted is 9 m, whereas the maximum building 
height proposed is 10.677 m.  
 
A clause 4.6 variation statement accompanies the development application.  
 

Report 

1. Vision 
 
Campbelltown 2032 is the Community Strategic Plan (CSP) for the City of Campbelltown. The 
CSP addresses 5 key strategic outcomes that Council and other stakeholders will work to 
achieve over the next 10 years:   
 
• Outcome 1: Community and Belonging  
• Outcome 2: Places for People  
• Outcome 3: Enriched Natural Environment  
• Outcome 4: Economic Prosperity  
• Outcome 5: Strong Leadership   

 
The development is generally consistent with the long-term vision for Campbelltown. 
 
2. Planning Provisions 
 
Section 4.14  
 
Section 4.14 of the EP&A Act relevantly states: 
 
(1) Development consent cannot be granted for the carrying out of development for any 

purpose (other than a subdivision of land that could lawfully be used for residential or 
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rural residential purposes or development for a special fire protection purpose) on bush 
fire prone land (being land for the time being recorded as bush fire prone land on a 
relevant map certified under section 10.3(2)) unless the consent authority— 

 
a) is satisfied that the development conforms to the specifications and requirements 

of the version (as prescribed by the regulations) of the document entitled Planning 
for Bush Fire Protection prepared by the NSW Rural Fire Service in co-operation 
with the Department (or, if another document is prescribed by the regulations for 
the purposes of this paragraph, that document) that are relevant to the 
development (the relevant specifications and requirements), or 
 

b) has been provided with a certificate by a person who is recognised by the NSW 
Rural Fire Service as a qualified consultant in bush fire risk assessment stating that 
the development conforms to the relevant specifications and requirements. 

 
Comment: The development application is accompanied by a Bushfire Report prepared by a 
BPAD Level 2 bushfire consultant. It concludes that the development can comply with the 
relevant provisions and requirements of Planning for Bushfire Protection 2019.  
 
The development application was referred to the NSW Rural Fire Service under s4.14 for advice 
regarding bushfire protection. The NSW RFS considered the information submitted and 
recommended conditions of consent regarding emergency and evacuation, asset protection 
zones, construction standards, access requirements, and water and utility services. These 
conditions are included in attachment 1.  
 
Section 4.15(1)(a)(i) The provisions of any environmental planning instrument  
 
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 has been 
identified for further consideration. 
 
State Environmental Planning Policy (Resilience and Hazards) 2021 
 
An assessment against the requirements of Section 4.6 of the Resilience and Hazards SEPP is 
included in attachment 2. In accordance with Section 4.6 of the Resilience and Hazards SEPP, 
the land is considered suitable for the development. 
 
State Environmental Planning Policy (Biodiversity and Conservation) 2021  
 
Chapter 6 – Water Catchments  
 
Chapter 6 applies to land in the Georges River and Hawkesbury-Nepean Catchments. 
Development consent must not be granted to development on land in a regulated catchment 
unless the consent authority is satisfied the development ensures— 
 
(a) the effect on the quality of water entering a natural waterbody will be as close as possible 

to neutral or beneficial, and 
(b) the impact on water flow in a natural waterbody will be minimised. 
 
The site is identified on the Georges River Catchment Map as being within the Georges River 
Catchment. Appropriate soil and water management protocols are conditioned to ensure the 
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development does not result in any adverse impacts to the Georges River or its tributaries. On 
that basis, the proposed development meets the relevant provisions of Chapter 6 of the 
Biodiversity and Conservation SEPP. 
 
Campbelltown Local Environmental Plan 2015 
 
The subject site is zoned C4 Environmental Living under CLEP 2015.  
 
The development is characterised as a community facility which is defined under the CLEP 2015 
as: 
 
community facility means a building or place— 
 
(a) owned or controlled by a public authority or non-profit community organisation, and 
(b) used for the physical, social, cultural or intellectual development or welfare of the 

community, but does not include an educational establishment, hospital, retail premises, 
place of public worship or residential accommodation. 

 
The proposed facility is to be operated by Bondhon Initiatives Minto Inc, a non-profit community 
organisation registered with the Australian Charities and Not-for-profit Commission.  
 
A community facility is permitted with consent on land zoned C4 Environmental Living, and it is 
satisfied the development as proposed meets the criteria of the definition.   
 
Whilst it is acknowledged some of the objectives of the C4 zone speak to residential 
development only, the land use table in the CLEP 2015 allows for non-residential land uses in the 
C4 zone, including community facilities. The following objectives apply to all development:  
 
• To provide for low-impact residential development in areas with special ecological, 

scientific or aesthetic values. 

Planners comment: The development application is for a non-residential, permitted land use. It 
has been designed to have minimal impact on the surrounding area.  
 
• To ensure that residential development does not have an adverse effect on those values. 

Planners comment: The development application is for a non-residential, permitted land use. It 
has been designed so as to not have an adverse effect on ecological, scientific or aesthetic 
values.  
 
• To conserve the rural and bushland character of land that forms the scenic eastern edge 

of Campbelltown’s urban area. 

Planners comment: The development reflects the development potential of the site with 
regard to current standards and controls and seeks to balance contemporary built form with 
landscaping to both conserve and enhance the established rural and bushland character of the 
locality.  
 
• To protect and enhance areas of scenic value and the visual amenity of prominent 

ridgelines. 
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Planners comment: As a non-residential land use, it is considered the development has 
responded suitably to the topography of the site, noting it’s compliance with the relevant 
development controls contained within the Campbelltown (Sustainable Cities) Development 
Control Plan 2015 (SCDCP). The bulk and scale of the structure will ensure it does not impact on 
prominent ridgelines, whilst scenic value and visual amenity is enhanced with the introduction 
of landscaping.  
 
• To maintain significant stands of native vegetation and wildlife and riparian corridors. 

Planners comment: The site is not mapped on the Biodiversity Values Map as containing 
significant vegetation, nor as an area of biodiversity significance on the Terrestrial Biodiversity 
Map of the CLEP 2015. Further, the site is currently vacant and cleared of vegetation. 
 
• To ensure the preservation and maintenance of environmentally significant and 

environmentally sensitive land. 

Planners comment: The site is not mapped on the Biodiversity Values Map as containing 
significant vegetation, nor as an area of biodiversity significance on the Terrestrial Biodiversity 
Map of the CLEP 2015. Further, the site is currently vacant and cleared of vegetation. The 
proposed development would therefore not impact environmentally significant or 
environmentally sensitive land.  
 
Clause 4.6 Exceptions to development standards 
 
The objectives of clause 4.6 of CLEP 2015 are:  
 
(a) to provide an appropriate degree of flexibility in applying certain development standards 

to particular development, and 
(b) to achieve better outcomes for and from development by allowing flexibility in particular 

circumstances. 
 
The applicant has submitted a written request that seeks to justify the contravention of the 
development standard pertaining to the maximum height of buildings, as specified in clause 
4.3. The variation sought is as follows:  
 

Maximum height standard under clause 4.3 
of CLEP 2015  

Proposed  Degree of Variation 

9 m 10.677 m 1.677 m/18.6% 
 
Matters for Consideration under Clause 4.6 
 
In assessing an exception to vary a development standard, the following needs to be 
considered: 
 
(a) that compliance with the development standard is unreasonable or unnecessary in the 

circumstances of the case, and 
(b) that there are sufficient environmental planning grounds to justify contravening the 

development standard. 
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Case Law 
 
The proposed variation to the development standard has been considered in light of the 
methodology established by the NSW Land & Environment Court (the Court). 
 
In Wehbe v Pittwater Council [2007] LEC 827 (“Wehbe”), Chief Justice Preston expressed the 
view that there are five different ways in which an objection to a development standard may be 
assessed as being well founded. These included:  
 
1) Notwithstanding the non-compliance, is the proposal consistent with the relevant 

environmental or planning objectives?  
2) Is the underlying objective or purpose of the development standard not relevant to the 

development with the consequence that compliance is unnecessary?  
3) Would the underlying objective or purpose of the development standard be defeated or 

thwarted if compliance was required with the consequence that compliance is 
unreasonable?  

4) Has the development standard been virtually abandoned or destroyed by the consent 
authority’s own actions in granting consents departing from the standard and hence 
compliance with the standard is unnecessary and unreasonable? 

5) Is the zoning of the particular land unreasonable or inappropriate such that the 
development standard appropriate for that zoning was also unreasonable or unnecessary 
as it applied to that land and therefore, compliance with the standard would be 
unreasonable or unnecessary? 

 
In the Judgment of Four2Five Pty Ltd v Ashfield Council [2015] NSWLEC 1009 (“Four2Five”) 
Pearson C expanded on the earlier judgment of Wehbe, indicating that there remains an onus of 
also demonstrating that there are “sufficient environmental planning grounds” such that 
compliance with the development standard is unreasonable or unnecessary. Furthermore, that 
the environmental planning grounds must be particular to the circumstances of the proposed 
development. 
 
In his Judgment of Randwick City Council v Micaul Holdings Pty Ltd [2016] NSWLEC 7 (‘Micaul’) 
Preston CJ elucidated that the consent authority does not have to be directly satisfied that 
compliance with the development standard is unreasonable or unnecessary in the 
circumstances of the case – only that it be indirectly satisfied that the applicant’s written 
request adequately addresses the relevant matters to be considered, that compliance is 
unnecessary or unreasonable in the circumstances of the case. Preston CJ confirmed that an 
established means of demonstrating that compliance with a development standard is 
unreasonable or unnecessary is to establish that a development would not cause environmental 
harm and is consistent with the objectives of the development standard. 
 
Moskovich v Waverley Council [2016] NSWLEC 1015 (‘Moskovich’) requires the consent authority 
to be satisfied that the proposed development is in the public interest because it is “consistent” 
with objectives of the development standard and objectives for the zone rather than “achieving” 
the objectives. 
 
In the Judgment of Initial Action Pty Ltd v Woollahra Municipal Council [2018] NSWLEC 118 
(‘Initial Action’), Preston CJ indicated that cl4.6 does not directly or indirectly establish a test 
that a non-compliant development should have a neutral or beneficial effect relative to a 
compliant development. Rather, the non-compliance should be assessed with regard to 
whether the impacts are reasonable in the context of achieving consistency with the objectives 
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of the zone and the objectives of the development standard. Furthermore, Preston CJ ruled 
that it is incorrect to hold that the lack of adverse amenity impacts on adjoining properties is 
not a sufficient ground justifying the development contravening the development standard, 
when one way of demonstrating consistency with the objectives of a development standard is 
to show a lack of adverse amenity impacts. 
 
Assessment  
 
The collective methodology and tests described above have been applied to the assessment of 
the applicant’s written request seeking to justify the contravention of the development 
standard pertaining to the maximum height of buildings.  
 
In assessing a variation to a development standard, the following needs to be considered: 
 
Is the planning control a development standard?  
 
The planning control, Clause 4.3 Height of Buildings, is a development standard pursuant to 
Campbelltown Local Environmental Plan 2015.  
 
What is the underlying object or purpose of the standard? 
 
(1)   The objectives of this clause are as follows— 
 

(a) to nominate a range of building heights that will provide a transition in built form 
and land use intensity across all zones, 

(b) to ensure that the heights of buildings reflect the intended scale of development 
appropriate to the locality and the proximity to employment centres and transport 
facilities, 

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

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

 
Is compliance with the development standard unreasonable or unnecessary in the 
circumstances of the case? 
 
Compliance with the development standard is considered unreasonable in the circumstances of 
the case for the following reasons: 
 
1) The variation is isolated to a rear portion of the roofline only and does not represent 

overall non-compliance with the development standard (refer to Figures 2 and 3). 
Generally, the proposed development complies with the development standard. 

2) The proposed variation does not result in any adverse overshadowing impacts to 
adjoining residences.  

3) The proposed variation will not result in any visual or acoustic privacy impacts to 
adjoining residences, as the variation is isolated to the rear part of the premises only, 
which contains amenities, storage rooms and offices.  

4) The proposed variation will not be visible from the streetscape or broader public domain, 
and the development’s overall visibility from Eagleview Road would be relatively 
unchanged as result of enforcing strict compliance with the development standard.   
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5) There would be no discernible, positive impact from enforcing strict compliance with the 
development standard, as the overall bulk and scale of the proposed dwelling would be 
relatively unchanged.  

 
 

 

 
Figure 2: Height Plane Map 

 

 
Figure 3: Section Plan 

 
 
Is the exception well founded? 
 
The applicant’s written request demonstrates compliance with the development standard is 
unreasonable or unnecessary and provides sufficient environmental planning grounds to vary 
the development standard. In this respect, the applicant’s clause 4.6 variation statement is well 
drafted, and the variation may be supported. 
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Additional matters for consideration under CLEP 2015 are addressed in attachment 2.  
 
Section 4.15(1)(a)(iii) The provisions of any development control plan 
 
Campbelltown (Sustainable City) Development Control Plan 2015  
 
Whilst generally compliant with the relevant development controls within Parts 2, 6 and 16 of 
the SCDCP, the development application seeks minor variations as detailed below.  
 
Loading dock 
 
Part 6.4.2.2 of the SCDCP specifies that loading docks shall be suitably screened from adjacent 
properties. Whilst not compliant in its current form, a condition is recommended requiring 
additional landscaping along the boundary of the loading area to ensure it is suitably screened. 
Subject to compliance with this condition, the variation sought is considered acceptable.  
 
Accessible carparking spaces 
 
Part 6.4.2.3 of the SCDCP specifies that accessible carparking spaces are to be provided at a 
rate of one for every 20 parking spaces. The development proposes 4 accessible spaces based 
on 82 car parking spaces. However, the development is required to provide accessible car 
parking spaces with respect to the total number of spaces, including overflow. Given a total of 
108 car parking spaces are proposed, the development should provide 6 accessible spaces. A 
condition to this effect is recommended to ensure the development complies.  
 
Further matters for consideration under SCDCP are addressed in attachment 2.  
 
Section 4.15(1)(a)(iiia) The provisions of any Planning Agreement 
 
There is no Planning Agreement related to this development. 
 
Section 4.15(1)(a)(iv) The provisions of the Regulations 
 
The development does not contravene the Environmental Planning and Assessment Regulation 
2021 and has been assessed in accordance with its provisions. 
 
Section 4.15 (1)(b) The Likely Impacts of the Development 
 
Section 4.15 (1)(b) of the EP&A Act requires that the consent authority consider the 
development’s potential impacts on the natural and built environment, as well as potential 
social and economic impacts of the development.  
 
Conditions are recommended to ensure adequate erosion and sediment control during works, 
therefore ensuring the development does not result in adverse impacts on the natural 
environment. Significant landscaping is proposed and results in the planting of 183 trees and 
212 shrubs, which is a significant improvement on current site conditions. The development 
also includes the installation of solar panels, which reduces dependency on the energy grid and 
results in an energy efficient building.  
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The development represents a contemporary architectural form that contributes to design 
excellence in the broader locality. The building incorporates varying materials (brick, cladding, 
multicoloured vitrapanel, aluminium siding and colorbond roofing) and architectural design 
elements including vertical and horizontal offsets in the wall surfaces to ensure it is suitably 
articulated, thereby having a positive impact on the built environment. Only a minor variation to 
building height has been proposed and the buildings are to be located on land notably lower 
than Eagleview Road, ensuring it is not a prominent feature of the locality.   
 
In delivering a facility designed to promote the physical, social, and cultural development of the 
community, the development will have a positive impact on the social wellbeing of the 
community. It will generate employment during the construction phase of the project, provide 
employment opportunities for up to 8 staff during the operating phase of the development, and 
contribute positively to the overall economic activity within Minto and the broader locality.   
 
Section 4.15 (1)(c) The suitability of the development 
 
Section 4.15 (1)(c) of the EP&A Act requires the consent authority to consider the suitability of 
the site when determining a development application. 
 
The site is considered to be suitable for the proposed development. In this regard, it is noted 
the site is currently vacant, does not accommodate significant vegetation or ecological 
communities, nor is burdened by easements and rights of way which would obstruct the 
redevelopment of the site. Further, the site is of a size that can accommodate the 
development, including the provision of 108 car parking spaces, up to 300 visitors during special 
events, and a building which complies with the relevant development controls pertaining to 
built form. Therefore, the site is considered suitable for the development.  
 
Section 4.15 (1)(c) The public interest 
 
Section 4.15 (1)(e) of the EP&A Act requires the consent authority to consider the public interest 
when determining a development application. 
 
In this regard, the development application is considered to have satisfactorily responded to 
the future desired outcomes expressed in the relevant environmental planning instruments and 
development control plan, and results in a development outcome that, on balance, has a 
positive impact on the community. The development provides for a community facility as place 
of community growth and development through a range of activities and education, and 
provides facilities for recreation and physical activity, thereby contributing to the social and 
physical wellbeing of the community. Accordingly, it is considered that approval of the 
development would be in the public interest.  
 
3. Public Participation 
 
The development application was notified in accordance with the Campbelltown Community 
Participation Plan (CPP) between 30 April and 22 May 2025. Three submissions were received in 
total, 2 of which are considered unique submissions.  
 
Issues raised within those submissions include the development’s environmental, traffic, and 
acoustic impact, it’s bulk and scale, and whether it is consistent with the objectives of the C4 
zone, and the land use definitions of a community facility.  
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Subject to compliance with the recommended conditions of consent, it is considered the 
development will not have an adverse environmental, traffic, or acoustic impact. A condition 
has also been recommended to ensure a Section 73 Certificate is obtained prior to the issue of 
an occupation certificate.  
 
The development is considered to be consistent with the objectives of the C4 zone and the land 
use definition of a community facility. Further, the development responds suitably to the 
natural topography of the site and complies with the development controls pertaining to built 
form, thereby its bulk and scale is considered appropriate.  
 
These issues are addressed in further detail in attachment 3.  
 
Conclusion 
 
After consideration of the development against Section 4.15 of the Environmental Planning and 
Assessment Act 1979, and the relevant statutory and policy provisions, the development is 
suitable for the site and is in the public interest. Therefore, it is recommended that it be 
approved subject to the attached conditions.  
 
Attachments 

4.1.1 Recommended conditions of consent (contained within this report)   
4.1.2 Compliance Table (contained within this report)   
4.1.3 Public Notification Responses (contained within this report)   
4.1.4 Plans (contained within this report)   
4.1.5 Clause 4.6 Variation (contained within this report)   
4.1.6 Plan of Management (contained within this report)   
4.1.7 Local Planning Panel Report June 2024 (contained within this report)   
4.1.8 RFS Referral Response May 2024 (contained within this report)   
4.1.9 RFS Referral Response September 2024 (contained within this report)   
4.1.10 Local Planning Panel Report October 2024(due to size) (distributed under separate cover)    

Reporting Officer 

Senior Town Planner  
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4.2 Demolition of existing structures, tree removal, civil and bulk 
earthworks, Torrens Title subdivision into 12 lots and construction of 2 
local roads - 540 Campbelltown Road, Glenfield 

Community Strategic Plan   
 
Objective Strategy 

2 Places For People 2.3.1 Ensure all people in Campbelltown have 
access to safe, secure, and affordable 
housing  

 
Delivery Program   
 
Principal Activity 

PA Building Development and Controls  
 
 
 

 

Referral Criteria 

In accordance with section 4.8 of the Environmental Planning and Assessment Act 1979 and the 
Local Planning Panels Direction this application is to be determined by the Local Planning Panel 
as prescribed in Schedule 1 of that direction due to a departure from a development standard 
greater than 10 per cent. 
 

Executive Summary  

• Council is in receipt of a development application for the demolition of existing 
structures, tree removal, civil and bulk earthworks, Torrens Title subdivision into 12 lots 
and construction of 2 local roads at 540 Campbelltown Road, Glenfield. 

• The subject site is zoned R2 Low Density Residential under the Campbelltown Local 
Environmental Plan 2015. 

• The development application was notified from 1 April 2025 to 1 May 2025, as required by 
the Campbelltown Community Participation Plan 2015. Two public submissions were 
received objecting to the proposal. 

• On 30 April 2025, the applicant commenced proceedings in the NSW Land and 
Environment Court appealing against the deemed refusal of the development application. 

• The proposal fails to adequately avoid and minimise impacts to biodiversity and is not 
consistent with Council’s Comprehensive Koala Plan of Management.  
 

• The submitted clause 4.6 request seeking to vary the minimum subdivision lot size fails to 
adequately address how Council has abandoned the development standard.  
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• The application has been assessed against Section 4.15 of the Environmental Planning and 
Assessment Act 1979 and is recommended for refusal for the reasons provided in 
attachment 1. 

 

 
Officer's Recommendation 

That the development application 1051/2025/DA-SW for the demolition of existing structures, 
tree removal, civil and bulk earthworks, Torrens Title subdivision into 12 lots and construction of 
2 local roads at 540 Campbelltown Road, Glenfield be refused for the reasons listed in 
attachment 1. 
 
 

Purpose 

To assist the Local Planning Panel in its determination of the subject application in accordance 
with the provisions of the Environmental Planning and Assessment Act 1979 (EP&A Act). 

 
Property Description Lot 40 DP 706911 

 540 Campbelltown Road, Glenfield  

Application No 1051/2025/DA-SW 

Applicant Develop 8888 Pty Ltd 

Owner Miss Marie Freeman 

Provisions Biodiversity Conservation Act 2016 

State Environmental Planning Policy (Biodiversity and Conservation) 
2021  

 State Environmental Planning Policy (Transport and Infrastructure) 
2021 

 State Environmental Planning Policy (Resilience and Hazards) 2021 

 Campbelltown Local Environmental Plan 2015  

 Campbelltown (Sustainable City) Development Control Plan 2015 
including Volume 2 Part 2: Glenfield Site DCP.  

Date Received 18 March 2025. 
 

History 

There is no previous development history on the site. 
 
The Site 

The subject development site is known as, Lot 40 in DP 706911, 540 Campbelltown Road, 
Glenfield. The site is on the south-eastern side of Campbelltown Road. The site is rectangular in 
shape with a north-western frontage of 35.24 m to Campbelltown Road, a north-eastern side 
boundary of 192.735 m, a rear south-eastern boundary of 35.43 m and a south-western side 
boundary of 193.835 m. 
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The site has an area of 6,828 m2. 

The site slopes from the southeast to the northwest by approximately 2 m. 

The site consists of a large, undeveloped land parcel and lies amongst an established and 
subdivided residential area. 

The site has environmental constraints which include native flora and fauna. 

Figure 1: Aerial image of the subject site and surrounding area. 
 
Proposal  
 
The subject application seeks development consent for: 
 
• Demolition of the existing structures on site 
• Tree removal  
• Civil and bulk earthworks  
• Torrens title subdivision of the land into 12 lots 
• Construction of 2 local roads – Sovereign Circuit (13.5 m wide and Brothers Lane (13.5 m 

wide) 
 
The proposed lots within the subdivision have lot sizes ranging from 332 m2 to 1,453 m2 (larger  
residue lot) and frontages ranging from 8.8 m to 11.8 m, as detailed in the table below: 
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Report 

1. Vision 
 
Campbelltown 2032 is the Community Strategic Plan for the City of Campbelltown. The 
Strategic Plan addresses 5 key strategic outcomes that Council and other stakeholders will 
work to achieve over the next 10 years:  
 
• Outcome 1: Community and belonging 

• Outcome 2: Places for people  

• Outcome 3: Enriched natural environment 

• Outcome 4: Economic prosperity 

• Outcome 5: Strong leadership 

The proposed development is not consistent with Outcome 3 as the proposed development 
would not protect and rehabilitate biodiversity and ensure urban development is considerate of 
the natural environment. 
 
2. Planning Provisions 

2.1 Biodiversity Conservation Act 2016 

Section 1.7 of the EP&A Act provides that Act has effect subject to the provisions of Part 7 of 
the Biodiversity Conservation Act 2016 (BC Act). 

Part 7 of the BC Act relates to Biodiversity assessment and approvals under the EP&A Act 
where it contains additional requirements with respect to assessments, consents and 
approvals under this Act. 

The site is identified to have native vegetation of NSW plant community type Cumberland Plains 
Woodland (CPW). This plant community type on the site is listed as a threatened ecological 
community (TEC) under the BC Act as a critically endangered ecological community (CEEC). The 
proposal involves the removal of 0.16 ha of Cumberland Plains Woodland (CPW). 

Clause 7.2 of the Biodiversity Conservation Regulation 2017 provides the minimum lot size and 
area threshold criteria for when the clearing of native vegetation triggers entry of a proposed 
development into the NSW Biodiversity offsets scheme.  

https://www.legislation.nsw.gov.au/#/view/act/2016/63
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Part 6 of the BC Act outlines the details of the NSW Biodiversity Offset Scheme and details the 
requirements of the Biodiversity Development Assessment Report (BDAR).  

A BDAR prepared by Southeast Environmental as attachment 7 was submitted with the 
application. The proposed development is inconsistent with the “avoid, minimise and offset” 
hierarchy under the BC Act. It fails to demonstrate any measures to avoid or minimise impacts 
on the site’s biodiversity values prior to proposing offsets. Specifically, the development 
involves the complete removal of all CPW CEEC and potential Koala habitat on the site.  

2.2  State Environmental Planning Policy (Biodiversity and Conservation) 2021 

4.8  Development assessment process—approved koala plan of management for land 
 

(1)  This section applies to land which this Chapter applies and to which an approved 
koala plan of management applies. 

(2)  The council’s determination of the development application must be consistent 
with the approved koala plan of management that applies to the land 

Council’s records indicate the site contains potential koala habitat. The proposed development 
is inconsistent with Clause 6.4.2 of the Campbelltown Koala Plan of Management (CKPoM), as it 
involves the removal of a significant number of potential koala food trees without proposing 
compensatory measures in accordance with Part 7 of the CKPoM. Furthermore, the BDAR does 
not adequately address the other development controls outlined in Part 6.4 of the CKPoM. 
Approval of the development would not be consistent with the CKPoM as required by section 
4.8 pf SEPP B&C. 

Chapter 6 – Sydney Water Catchment 

The subject land is located within a regulated catchment area and the Georges River Catchment 
is identified within this area, as such the provision of Chapter 6 of the State Environmental 
Planning Policy (Biodiversity and Conservation) 2021 applies to the application.  
 
The chapter sets out various controls that a consent authority must consider when determining 
a development application. A table summarising the controls set out in chapter in 6 is provided 
below. 

Division 2 Controls on development generally 
Section 6.6 Water quality and quantity Comment 
In deciding whether to grant development consent to development on land in a regulated 
catchment, the consent authority must consider the following: 
Whether the development will have a neutral or 
beneficial effect on the quality of water 
entering a waterway 

Drainage of stormwater into street stormwater 
network and water quality basin to have 
beneficial effect on quality of water entering a 
waterway. 

Whether the development will have an adverse 
impact on water flow in a natural waterbody 

No adverse impact on water flow in a natural 
waterbody. 

Whether the development will increase the 
amount of stormwater run-off from a site 

 Will be managed effectively.  

Whether the development will incorporate on-
site stormwater retention, infiltration or reuse 

No on site stormwater retention proposed.  

The impact of the development on the level 
and quality of the water table 

No adverse impact. 

The cumulative environmental impact of the 
development on the regulated catchment 

No adverse impact.  
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Whether the development makes adequate 
provision to protect the quality and quantity of 
ground water 

Adequate provisions proposed. 

In deciding whether to grant development consent to development on land in a regulated 
catchment, the consent authority must consider the following: 
The effect on the quality of water entering a 
natural waterbody will be as close as possible 
to neutral or beneficial 

There are no waterways adjoining the subject 
sites. 

The impact on water flow in a natural 
waterbody will be minimised 

There are no waterways adjoining the subject 
sites. 

Section 6.8 Flooding Comment 
In deciding whether to grant development 
consent to development on land in a regulated 
catchment, the consent authority must 
consider the likely impact of the development 
on periodic flooding that benefits wetlands and 
other riverine ecosystems. 

Subject site is impacted by minor flooding 
however council is satisfied the development 
will not adversely impact on wetlands and 
other riverine ecosystems. 

Development consent must not be granted to 
development on flood liable land in a regulated 
catchment unless the consent authority is 
satisfied the development will not— 
a) if there is a flood, result in a release of 

pollutants that may have an adverse impact 
on the water quality of a natural waterbody, 
or 

b) have an adverse impact on the natural 
recession of floodwaters into wetlands and 
other riverine ecosystems. 

Subject site is impacted by minor flooding 
however council is satisfied the application will 
not result in the release of pollutants that may 
have an adverse impact on the water quality of 
a natural waterbody and natural recessions of 
floodwaters into wetlands and other riverine 
ecosystems. 

Section 6.10 Total catchment management Comment 
In deciding whether to grant development 
consent to development on land in a regulated 
catchment, the consent authority must consult 
with the council of each adjacent or 
downstream local government area on which 
the development is likely to have an adverse 
environmental impact. 

The proposal has demonstrated that there 
would be no adverse environmental impact on 
adjacent or downstream local government 
area.  

 

2.3 State Environmental Planning Policy (Resilience and Hazards) 2021 

SEPP (Resilience and Hazards) 2021 requires the consent authority to consider whether the 
subject land of any development application is contaminated. An assessment of Chapter 4, 
Clause 4.6 of the SEPP is provided in the table below.  
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STATE ENVRIONMENTAL PLANNING POLICY (RESILIENCE AND HAZARDS) 2021 
CONTROL REQUIREMENT PROPOSED COMPLIES 
4.6 
Contamination 
and remediation 
to be considered 
in determining 
development 
application 

1)(a) A consent authority must 
not consent to the carrying out 
of any development on land 
unless it has considered 
whether the land is 
contaminated. 

A Preliminary Site Investigation 
report (PSI) was submitted. The 
report detailed property 
constraints and previous uses 
that were undertaken to 
understand the likelihood of 
contamination issues.  
 
The report revealed there are 
no constraints or past uses that 
give rise to concerns or the 
need for further investigation. 
The land is considered to be 
suitable for the proposed 
development from a 
contamination perspective.  

Yes 

Based on the above assessment the provisions of Chapter 4, Clause 4.6 of the SEPP have been 
considered, and the site is suitable for the intended use. 

2.4 State Environmental Planning Policy (Transport and Infrastructure) 2021 

2.119 - Development with a frontage to a classified road 

The consent authority is required to consider development types which are sensitive to traffic 
noise or vehicle emissions and measures to ameliorate potential traffic noise or vehicle 
emissions within the site of the development arising from the adjacent classified road. 

Comment: 

The application is satisfactory in regard to the requirements of this clause. 

Section 2.120 – Impact of road noise or vibration on non-road development 

This section applies to development for any of the following purposes, that is on land in or 
adjacent to the road corridor for a freeway. Before considering a development application for 
development to which this section applies, the consent authority must take into consideration 
any guidelines that are issued by the Planning Secretary for the purposes of this section and 
published in the Gazette.  

Comment: 

The submitted acoustic report submitted by Day Design Pty Ltd considers section 3.6 of the 
NSW Department of Planning document “Development near rail corridors and busy roads – 
interim guidelines (2008) which recommends many noise criteria for residential buildings. 

Council is satisfied that the development addresses the appropriate clauses as set out in SEPP 
(Transport and Infrastructure) 2021. 
 
3. Planning Assessment 

3.1 Campbelltown Local Environmental Plan 2015 

The site is zoned R2 Low Density Residential under the Campbelltown Local Environmental Plan 
2015 (CLEP 2015). Clause 2.3 of the LEP requires the consent authority must have regard to the 
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objectives for development in a zone when determining a development application in respect of 
land within the zone.  
 
The objectives of the R2 Low Density Residential are: 
 
a. To provide for the housing needs of the community within a low-density residential 

environment. 

b. To enable other land uses that provide facilities or services to meet the day-to-day needs 
of residents. 

c. To enable development for the purposes other than residential only if that development is 
compatible with the character of the living area and is of a domestic scale. 

d. To minimise overshadowing and ensure the desired level of solar access to all properties. 

e. To facilitate diverse and sustainable means of access and movement. 

The proposed development is not consistent with the objective of the zone to facilitate a 
sustainable means of access and movement as the proposal would not provide the road to 
connect each end of Northampton Drive in accordance with the Revised Masterplan for the 
Glenfield Road Urban Release Area.  
 
Clause 2.6 – Subdivision – consent requirements  

Clause 2.6 provides that the subdivision of land to which this plan applies may be subdivided, 
but only with development consent. The application seeks consent to subdivide land and create 
12 Torrens title lots. 

Clause 2.7 – Demolition requires development consent 

Clause 2.7 provides that demolition of a building or work may be carried out only with 
development consent. The application seeks consent to demolish the existing structures on 
site. 

Clause 4.1 – Minimum subdivision lot size 

Clause 4.1 provides minimum lot size requirements for the site. The size of any lot resulting 
from a subdivision of land to which this clause applies is not to be less than the minimum lot 
size shown on the lot size map in relation to that land. The minimum lot size established for the 
site is 450 m2. The proposed subdivision plan indicates 7 of the 12 lots do not comply with 
minimum lot size requirements for the site. A 4.6 variation statement was submitted with the 
application and its justification is not supported. Refer to table above for lot size details. 

Clause 4.6 Exceptions to development standards 

Clause 4.6 provides an appropriate degree of flexibility in applying certain development 
standards to particular development, to achieve better outcomes for and from development by 
allowing flexibility in particular circumstances. A clause 4.6 variation request has been 
submitted as part of this application with regard to clause 4.1 minimum subdivision lot size, 
which is not expressly excluded from the operation of this clause. The submitted clause 4.6 
variation request as attachment 4 has been provided and has not satisfied council that 
compliance with the development standard is unreasonable or unnecessary in the 
circumstances, and there are sufficient environmental planning grounds to justify 
contravention of the development standard. 

The purpose of this clause is to provide flexibility in the application of planning controls 
operating by virtue of development standards in circumstances where strict compliance with 
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those standards would, in any particular case, be unreasonable or unnecessary or tend to hinder 
the attainment of the objects of the EP&A Act.  

The proposed development includes a variation to Clause 4.1 of the CLEP 2015 with respect to 
the minimum lot size. The applicant has provided a Clause 4.6 variation request which is 
assessed in detail below 

The objectives of Clause 4.6 are as follows: 

a. to provide an appropriate degree of flexibility in applying certain development standards 
to particular development, 
 

b. to achieve better outcomes for and from development by allowing flexibility in particular 
circumstances. 

Clause 4.6 allows consent to be granted for development even though the development would 
contravene a development standard. Clause 4.1 of the Campbelltown Local Environmental Plan 
2015 limits minimum lot sizes to be no smaller than 450 m2. The subject application proposes 7 
lots which are smaller than the 450 m2 requirements, which can otherwise be expressed as a 
26.2 per cent – 28 per cent exceedance.  

The applicants Clause 4.6 variation submission details that the development standard has been 
“virtually abandoned or destroyed by council’s own actions in granting consents departing from 
the standard“. Council does not agree with this statement as there was no development 
standard relating to minimum lot size in force to abandon at the time previous subdivision 
applications were approved. 

To conclude, the submitted cl4.6 variation request at attachment 4 indicates several of the 
proposed lots do not comply with the minimum lot size development standard in clause 4.1 of 
CLEP 2015 and council is not satisfied that the applicant has demonstrated the matters in 
clause 4.6(3) of CLEP 2015 vis; 

(i)  compliance with the development standard is unreasonable or unnecessary in the 
circumstances, and  

(ii)  there are sufficient environmental planning grounds to justify the contravention of the 
development standard. 

Clause 6.2 – Public Utility Infrastructure 

Clause 6.2 provides requirements for public utility infrastructure that is essential for 
development. The proposed subdivision can be appropriately serviced by water, sewer and gas. 
Utility providers can be provided to satisfy requirements ahead of the release of a subdivision 
certificate. 

Clause 7.1 - Earthworks  

Clause 7.1 ensures that earthworks requiring approval will not have a detrimental impact on 
environmental functions and processes, neighbouring uses, cultural or heritage items or 
features of the surrounding land. Should consent be granted, a condition should be imposed 
requiring the implementation of an erosion and sediment control plan to mitigate impacts from 
arising in the locality of the development. Council is satisfied that the development will not 
likely cause disruption, or any detrimental effect on drainage patterns and soil stability in the 
locality.  
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Clause 7.10 – Essential Services 

Clause 7.10 ensures the consent authority is satisfied that essential services for the 
development are available or that adequate arrangements have been made to make them 
available when required. Council is satisfied that essential services are available given the area 
surrounding the development site is existing. 

Clause 7.20 Terrestrial biodiversity  

Clause 7.20 ensures the protection of native flora and fauna, protection of ecological processes 
necessary for their continued existence, encouraging conservation and recovery of native 
fauna and flora and their habitats. It is considered the proposal is likely to have:  

• an adverse impact on the condition, ecological value and significance of the fauna and 
flora on the land 

• an adverse impact on the importance of the vegetation on the land to the habitat and 
survival of native fauna 

• potential to fragment, disturb or diminish the biodiversity structure, function and 
composition of the land, and 

• adverse impact on the habitat elements providing connectivity on the land, and 
 
The application proposes insufficient measures to avoid and minimise impacts of the 
development and fails to adequately demonstrate how the development would be sited, 
designed, constructed and managed to avoid adverse impacts on native biodiversity.  
 

3.2 Section 4.15(1)(a)(ii) The Provisions of any Draft Provisions 

There are currently no draft provisions relevant to the subject application. 
 
3.3  Section 4.15(1)(a)(iii) The Provisions of any Development Control Plan 

The provisions of the SCDCP apply to the subject land. An assessment against Volume 1 Part 2 – 
Requirements Applying to All Types of Development, Part 3 – Low and Medium Density 
Residential, and Volume 2 Part 2 – Glenfield Site DCP, has been undertaken with full details 
included in attachment 2 of this report. 

The proposed development is not consistent with SCDCP as the proposal would not provide the 
Northampton Drive connection in accordance with the Revised Masterplan for the Glenfield 
Road Urban Release Area. The proposal would not provide direct vehicular access and maximise 
connectivity through the estate for motorists and pedestrians. 

3.4 Section 4.15(1)(a)(iiia) The provisions of any Planning Agreement 

The proposed development is not subject to the provisions of a planning agreement pursuant to 
Section 7.4 of the EP&A Act. 

3.5 Section 4.15(1)(a)(iv) The provisions of the Regulations 

The regulations do not prescribe any matters of relevance to this application that require 
consideration in relation to determining the development application.  

3.6 Section 4.15 (1)(b) The likely Impacts of the Development 

Section 4.15(1)(b) of EP&A Act requires council to assess the developments potential impacts on 
the natural and built environment, as well as potential social and economic impacts. 
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The proposal would have a negative impact on the natural environment due to the removal of all 
CPW CEEC and potential Koala habitat from the site. The removal of CPW CEEC on the site is 
likely to contribute to the risk of the CPW CEEC becoming extinct. 

The proposal would have a negative impact on the built environment as the Northampton Drive 
connection would not be provided. The proposal would result in increased traffic on Category B 
Minor cul-de-sac roads which are not designed to cater for such traffic volumes and would not 
provide safe and convenient access to meet the needs of visitors and residents. 

3.7 Section 4.15 (1)(c) The suitability of the development 

Section 4.15(c) of the EP&A Act requires Council to assess the suitability of the site for the 
proposed development. 

The site is not suitable for the proposed development as impacts to biodiversity values have not 
been adequately avoided and minimised.  

3.8 Section 4.15 (1)(e) public interest 

The proposed development is not in the public interest. The submitted clause 4.6 request 
seeking to vary the minimum subdivision lot size is not well founded. The proposal would cause 
unacceptable impacts on biodiversity values and would not provide the Northampton Drive 
connection. 

3.9 Contributions 
 
Section 7.11 development contributions and Housing and Productivity contributions apply to the 
development should consent be granted. 
 
4. Public Participation 

Section 4.15(1)(d) of the EP&A Act require that the consent authority must consider any 
submissions made in relation to a development proposal. 

The application was publicly exhibited for a period of 28 days in accordance with Campbelltown 
Community Participation Plan 2018, between 1 April 2025 – 1 May 2025. Two public submissions 
were received objecting to the proposal. The issues of objection are summarised and discussed 
below. 
 

Issue Detail Response  
Northampton drive 
connection 

The Northampton Drive connection will not 
be provided which is important for 
pedestrian and vehicular traffic. People 
currently jump the fence at each dead end 
to shorten their trip time. 
 

The Northampton Drive 
connection would not be 
provided. The proposal is 
not convenient or safe for 
motorists and pedestrians. 
 

Redundant 
laneways  

The temporary laneways connecting 
Brothers Lane and Sovereign Circuit should 
be acquired and removed under this DA. The 
laneway was provided with the intention 
that when these roads are extended the 
laneways will be removed. If these laneways 
remain they may become an area for 
antisocial behavior and crime due to lack of 
visual surveillance. No CPTED report has 
been submitted to support the proposal. 

The applicant has not 
demonstrated the privately 
owned laneways would not 
become isolated and are 
capable of accommodating 
suitable building envelopes. 
 

Setbacks and Concern is raised regarding future building This development 
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Issue Detail Response  
privacy setbacks and potential privacy impacts to 

neighbouring property. 
application does not include 
the construction of any 
dwellings. The indicative 
building envelope which 
shows a potential future 
dwelling on proposed Lot 12 
is not supported as it 
conflicts with the 
Northampton drive 
connection. Potential 
privacy impacts would be 
assessed under future 
applications.  

 
Conclusion 

The subject development application (1051/2025/DA-SW) proposing the demolition of existing 
structures, tree removal, civil and bulk earthworks, Torrens Title subdivision into 12 lots and 
construction of 2 local roads at 540 Campbelltown Road, Glenfield has been assessed under the 
matters of consideration of Section 4.15 of the Environmental Planning and Assessment Act 
1979. 

The development proposed is not consistent with Biodiversity Conservation Act 2016, SEPP 
(Biodiversity and Conservation) 2021, Campbelltown Local Environmental Plan 2015 and 
Campbelltown (Sustainable City) Development Control Plan 2015. 

The development application is recommended for refusal for the reasons provided in 
attachment 1. 

 
Attachments 

4.2.1 Reasons for Refusal (contained within this report)   
4.2.2 Compliance Table (contained within this report)   
4.2.3 Architectural Plans (contained within this report)   
4.2.4 Traffic Report (contained within this report)   
4.2.5 Acoustic Report (contained within this report)   
4.2.6 cI4.6 Variation Statement (contained within this report)   
4.2.7 BDAR Report (due to size) (distributed under separate cover)    

Reporting Officer 

Senior Town Planner  
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