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SUBJECT: ACKNOWLEDGEMENT OF COUNTRY 
 

 
I would like to acknowledge the traditional custodians of this land on which we meet and pay 
our respect to elders both past and present. 
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SUBJECT: RECORDING OF LOCAL PLANNING PANEL MEETINGS 
 

 
In accordance with Camden’s Local Planning Panel Operational Procedures, this meeting is 
being audio recorded by Council staff for publication on Council’s website. 
 
No other recording by a video camera, still camera or any other electronic device capable of 
recording speech, moving images or still images is permitted without the prior approval of 
the panel.  
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SUBJECT: DECLARATION OF INTEREST 
 

 
This section provides an opportunity for Panel Members to disclose any interest that they 
may have relating to a Report contained in this Agenda. 
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 CLPP01 
  

SUBJECT: DA/2021/1220/1 - CONSTRUCTION OF THE ORAN PARK TAVERN 
WITH ASSOCIATED SITE WORKS - 2-4 PORTER STREET, ORAN 
PARK  

FROM: Manager Statutory Planning  
EDMS #: 22/267315      

 

  
 

DA Number: 2021/1220/1 

Development: 

Construction of the Oran Park Tavern with 127 at-grade 
car parking spaces, business identification signs and 
associated site works including stormwater drainage and 
landscaping   

Estimated Cost of 
Development: 

$19,319,065 

Site Address(es): 
2-4 Porter Street, Oran Park (previously known as 111 
Steward Drive, Oran Park and 600C The Northern Road, 
Oran Park) 

Applicant: Ms Emily Lawson (Premise)  

Owner(s): Leppington Pastoral Co Pty Ltd  

Number of Submissions: Nil 

Development Standard 
Contravention(s): 

None 

Classification: Local Development  

Recommendation: Refuse. 

Panel Referral Criteria: New licenced premises  

Report Prepared By: Laura Morabito – Senior Town Planner  
 

PURPOSE OF REPORT 
 

The purpose of this report is to seek the Camden Local Planning Panel’s (the Panel’s) 
determination of a development application (DA) for the construction of Oran Park 
Tavern with 127 at-grade car parking spaces, business identification signs and 
associated site works including stormwater and landscaping at 2-4 Porter Street, Oran 
Park (previously known as 111 Steward Drive, Oran Park and 600C The Northern 
Road, Oran Park).  
 

The Panel is to exercise Council’s consent authority functions for this DA as, pursuant 
to the Minister for Planning’s Section 9.1 Direction, the application is for a new licenced 
premises.  

 

SUMMARY OF RECOMMENDATION 

 

That the Panel determine DA/2021/1220/1 for the construction of Oran Park Tavern 
with associated site works pursuant to Section 4.16 of the Environmental Planning and 
Assessment Act 1979 by refusing the DA for the reasons outlined at the end of this 
report.  
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 EXECUTIVE SUMMARY 
 
Council is in receipt of a DA for the construction of the Oran Park Tavern with 127 at-
grade car parking spaces, business identification signs and associated site works 
including stormwater and landscaping at 2-4 Porter Street, Oran Park (previously 
known as 111 Steward Drive, Oran Park and 600C The Northern Road, Oran Park).  
 
The DA has been assessed against the Environmental Planning and Assessment Act 
1979, the Environmental Planning and Assessment Regulation 2021, relevant 
environmental planning instruments, development control plans and policies. 
 
The DA was publicly exhibited for a period of 28 days in accordance with the Camden 
Community Participation Plan 2021. The exhibition period was from 26 July 2021 to 23 
August 2021 and no written submissions were received.  
 
The proposal seeks a number of variations to the minimum setback and landscaping 
requirements as prescribed under Part B5 Employment Area of the Oran Park 
Development Control Plan (Oran Park DCP). Specifically, they include:       
 

- Section 7.0 Setbacks, which requires a minimum boundary setback of 3m to the 
north, western and southern frontages,  
 

- Section 11.0 Landscaping, which requires a minimum landscape buffer depth of 
3m when boundary fencing is proposed and 2m when no boundary fencing is 
proposed, and  
 

- Section 11.0 Landscaping, which requires planting within at-grade car parking 
areas to be contained within a 2.5m wide landscape bay, every 6-8 car parking 
spaces.  

 
The subject proposal provides:  
 

- A minimum setback of 2.19m from Southwell Road (west) to the outdoor dining 
terrace, contravening the minimum control by 810mm. The development 
achieves a compliant setback on the northern and southern boundaries.   
 

- A modulated landscape buffer that ranges from 1.2m to 7.5m, in front of the car 
parking area fronting Dick Johnson Drive where boundary fencing is proposed. 
The results in a deficit of up to 1.8m.  
 

- Landscape bays within the car parking area have a minimum width of 1m and 
are provided every 8-10 spaces. This will result in a 1.5m deficit, every two to 
four car parking spaces.  

 

The proposed variations are considered to have merit in that there will be minimal 
adverse impacts to the overall streetscape amenity. The variations are assessed in 
detailed within this report and are generally supported by Council staff.  
 
In addition to the above, the development proposes a variation to the minimum car 
parking rates as prescribed in the Camden DCP 2019. In accordance with the rates 
outlined in Section 2.18.2 of the Camden DCP, the development generates a demand 
for 614 off-street car parking spaces. As the proposal includes the provision of 127 at-
grade car parking spaces, there is a shortfall of 487 spaces.  
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The application was accompanied by a Traffic and Parking Assessment, that contends 
that the car parking rates in the Camden DCP are outdated in that they do not reflect 
the current demand for a licenced premises.  
Further, the report also submits that a car parking rate of 8.7 spaces per 100m2 of 
public floor area would be most appropriate for the development. This rate was based 
on the average car parking rate of two comparable sites, being Marsden Park 
Brewhouse and Gregory Hills Hotel. Council staff, and an independent traffic expert 
engaged by Council, have reviewed the submitted car parking assessment and 
identified a number of concerns including:  
 

- The Brewhouse, Bottle Shop, Kids Indoor Play Area and Gaming Room are 
excluded from the calculation of car parking in the applicant’s assessment on 
the basis that they are ancillary to the wider development. Council’s position is 
that these areas are classified as active / public spaces and therefore the 
applicable car parking rate should apply.  

 
- The independent traffic expert engaged by Council included a review of an 

additional comparable site to determine a more appropriate car parking rate. 
After consideration of the three comparable sites, the independent traffic expert 
established that a car parking rate of 9.6 spaces per 100m2 of public floor area 
would be more appropriate for the subject proposal. 
 

- When the rate established by Council’s independent traffic expert (9.6 spaces 
per 100m2 of public floor area) is applied to all public areas within the 
development (inclusive of the Brewhouse, Kids Indoor Play Area and Gaming 
Room), there is a shortfall of 60 car parking spaces. 
 

- If the proposed rate in the applicant’s Traffic and Parking Assessment (8.7 
spaces per 100m2 of public floor area) is applied to all public areas within the 
development (inclusive of the Brewhouse, Kids Indoor Play Area and Gaming 
Room), there is a shortfall of 53 car parking spaces. 
 

- As such, both car parking rates determine there is still a significant shortfall in 
car parking across the entire development site when including all public areas.     

 
Given the significant shortfall in car parking it is likely that on-street car parking will be 
heavily relied on during peak periods. As such, the adverse impacts to the surrounding 
local road network and adjoining land uses could be significant and the proposed car 
parking variation is not supported by Council staff.  
 
The DA was referred to Transport for NSW (TfNSW) pursuant to Clause 104 of the 
State Environmental Planning Policy (Infrastructure) 2007 as the proposal was 
considered to be ‘traffic-generating’.  TfNSW commented on the proposal and noted a 
number of concerns regarding the provision of the slip lane and outstanding traffic 
modelling for the wider Oran Park Employment Area. Council staff have reviewed the 
comments provided by TfNSW and note that:  
 

- All traffic modelling had been undertaken and submitted to TfNSW for review as 
part of the Planning Proposal that sought to rezone / expand the Oran Park 
Employment Area that was endorsed on 18 March 2022. The Planning 
Proposal included the subject site.  
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- The proposed slip lane from Dick Johnson Drive is generally in accordance with 
the relevant figures and planning controls contained in Part B5 of the Oran Park 
DCP. Figures and controls associated with the slip lane were reviewed and 
approved by TfNSW as part of the insertion of Part B5 of the Oran Park DCP in 
January 2020.   

 
Despite the above, Council’s Development Engineering Team have raised concerns 
with the proposed dish crossing off the slip lane. Specifically, it was determined that the 
dish crossing could not be supported as Dick Johnson Drive is a 60km/hour road and 
therefore is considered to be a safety concern. The slip lane should have 3% crossfall 
with the kerb and gutter to match existing conditions. As the proposed dish crossing is 
likely to pose safety concerns it is also considered that the development is inconsistent 
with Section 2.1 of Councils Engineering Design Specifications. Given that both TfNSW 
and Councils Engineers have raised safety concerns, the proposed design and layout 
of the slip lane is not supported.  
 
As there are a number of issues that remains outstanding, it is recommended that the 
DA be refused for the reasons outlined at the end of this report.  
 
KEY PLANNING CONTROL VARIATIONS 
 

Control / Requirement  Proposed Variation 

Camden Development Control Plan 2019 

Car Parking Rates – Pub / 
Registered Club / Restricted 
Premises.  
- 1 car parking space per 2m2 GFA 

of public bar area, and 
- 1 car parking space per 5m2 GFA 

of lounge, beer garden, 
auditorium, billiard room, 
restaurant, and 

- 25 car parking spaces per 
100m2 of remaining public floor 
area. 

Retail Premises / Shop / Kiosk  
- Less than 200m2 – 1 parking 

space per 30m2 of GFA.  
 
Total requirement 614 car parking 
spaces.  

127 car parking spaces. 
487 car 
parking 
spaces. 

Part B5 Controls for the Oran Park Employment Area – Oran Park Development 
Control Plan 

Section 7.0 Setbacks  

Minimum building setbacks are to be 
in accordance with Figure 6 (refer to 
Part B5 of the Oran Park DCP).  
*The site requires a minimum 3m setback to the 
northern, western and southern frontages.  

2.19m (Southwell Road 
frontage only) 

810mm 
(maximum) 

Section 11 Landscaping  
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For corner lots, setback areas facing 
the primary street are to be provide 
with a landscape buffer with a 
minimum depth of 3m when 
boundary fencing is proposed to the 
street.  

A modulated landscape buffer, 
ranging from 1.2m to 7.5m is 
proposed outside the car 
parking area, via Dick Johnson 
Drive.  

 1.8m 
(maximum).  

Car parking areas within the 
Business Development Area 
(identified in Figure 2) must provide 
a 2.5m wide landscape bay between 
every 6-8 car parking spaces.  

Landscape bays are proposed 
to be 1m wide (minimum) and 
are provided every 8-10 car 
parking spaces.   

1.5m 
(maximum), 
every 2-4 

car parking 
spaces. 

 
THE SITE 
 
The site is legally described as Lot 2201 in DP1266426 and is commonly known as 2-4 
Porter Street, Oran Park (previously known as 111 Steward Drive, Oran Park and 600C 
The Northern Road, Oran Park).  
 
The site is irregular in shape, with a total site area of 9,321m2 (refer to Figure 3 below). 
The site is bounded by Dick Johnson Drive to the south, Southwell Road to the west 
and Porter Street to the north. The site is relatively flat with a slight slope to the 
southeast. The site is currently vacant and is clear of any vegetation (see Figure 1 
below).  
 
The site is zoned B5 Business Development (see Figure 4 below), pursuant to 
Appendix 1 Oran Park and Turner Road Precinct Plan of the State Environmental 
Planning Policy (Sydney Region Growth Centres) 2006 (Growth Centres SEPP). The 
proposed development is classified as a ‘pub’ and is permitted with development 
consent in the B5 Business Development zone pursuant to the Growth Centres SEPP.  
 
Most lots situated along Dick Johnson Drive (heading east) are also zoned B5 
Business Development and are projected to contain a range of business and 
commercial uses. Lots to the north and western ends of the site are zoned IN1 General 
Industrial and are predominately vacant (see Figure 4 below). Directly opposite the site 
is a drainage reserve, which separates the proposal from the nearest residential 
developments located further south (see Figure 2 and Figure 4 below).  
 
The site is located on the southern end of the Oran Park Employment Area and forms 
part of the Oran Park Precinct in the South West Growth Centre (see Figure 5 below).  
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 Figure 1 – The site in its current context as viewed from Dick Johnson Drive.  
 

 
Figure 2 – The drainage reserve opposite the site and the nearest residential 
allotments (further south). 
   
AERIAL PHOTO 
 

 
Figure 3 – The site (outlined in red) and surrounding allotments.   
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ZONING PLAN 
 

 
Figure 4 – The site (outlined in red) and surrounding allotments. Lots coloured in blue 
are zoned B5 Business Development. Lots coloured in pink are zoned R1 General 
Residential. Lots coloured in purple (to the north and west of the site) are zoned IN1 
General Industrial.  
 
AREA MASTER PLAN 
 

 
Figure 5 – The site (outlined in black) and the wider Oran Park Precinct. The Oran 
Park Employment Area is coloured in maroon.  
  

Oran Park Employment Area 
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HISTORY 
 
The relevant development history of the site is summarised in the following table: 
 

Date Development 

27 January 
2020  

On 9 April 2019, Council resolved to endorse an amendment to the 
Oran Park DCP which resulted in the insertion of Part B5 Oran Park 
Employment Area. Part B5 provides site-specific controls for the Oran 
Park Employment Area identified under the Growth Centres SEPP 
(see Figure 5 above).   

28 June 
2020 

DA/2019/498/1 – Development consent was issued for the 
remediation of land, Torrens title subdivision to create 10 employment 
land lots, one drainage reserve lot, one residue lot, civil works, bulk 
earthworks, construction and dedication of roads and associated 
landscaping. The proposed development is sought over one of the 
approved employment land lots.   

18 March 
2022  

PP/2019/6/1 – The Planning Proposal approved the rezoning / 
expansion of the Oran Park Employment Area. As part of the Planning 
Proposal, a detailed Traffic Study was prepared, which included area 
wide traffic modelling assessment from all approved developments in 
the Oran Park Precinct. In response to this, a review of Part B5 of the 
Oran Park DCP was undertaken and endorsed on 10 May 2022.  

 
THE PROPOSAL 
 
DA/2021/1220/1 seeks approval for the construction of the Oran Park Tavern 
comprising of a single storey pub and bottle shop with associated drive thru, at-grade 
car park, landscaping, signage and associated site works.  
 
Specifically, the development involves: 
 

• A single storey pub containing the following:  

-  brewhouse,  

-  bottle shop with associated drive thru,  

-  bistro,  

-  gaming room,  

-  sports bar and tab,  

-  garden terrace,  

-  kids outdoor area,  

-  smokehouse,  

-  kitchen,  

-  back of house, and  

-  amenities.  

• At-grade car parking for 127 car parking spaces and 44 bicycle spaces.  

• 12 business identification signs,  

• Landscaping, and  

• Associated site works including civil works, infrastructure and services.  
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The subject development also seeks the following operational hours: 

• Monday to Saturday: 7:00am – 2:00am (with a midnight lockout), and  

• Sunday: 7:00am to 12am.  

 
The estimated cost of the development is $19,319,065. 
 
A site plan of the proposed development is reproduced below in Figure 6. The front 
elevation as viewed from Dick Johnson Drive is reproduced below in Figure 7.   
 

 
Figure 6 – The proposed site plan of the subject proposal.   
 

 
Figure 7 – The front elevation of the subject proposal as viewed from Dick Johnson 
Drive.    
 
ASSESSMENT 
 
Environmental Planning and Assessment Act 1979 - Section 4.15(1) 
 
In determining a DA, the consent authority is to take into consideration such of the 
following matters as are of relevance to the development the subject of the DA: 
 
(a)(i) the provisions of any environmental planning instrument 
 

The environmental planning instruments that apply to the development are: 

 

• State Environmental Planning Policy No. 55 Remediation of Land. 
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 • State Environmental Planning Policy (Infrastructure) 2007. 

• State Environmental Planning Policy No. 64 Advertising and Signage.  

• State Environmental Planning Policy (Biodiversity and Conservation) 2021.  

• State Environmental Planning Policy (Sydney Region Growth Centres) 2006. 
 
State Environmental Planning Policy No.55 Remediation of Land (SEPP 55). 
 
SEPP 55 provides a Statewide planning approach to the remediation of contaminated 
land. 
 
Clause 7 of SEPP 55 requires the consent authority to consider if the site is 
contaminated. If the site is contaminated, the consent authority must be satisfied that it 
is suitable in its contaminated state for the proposed use of the site. If the site requires 
remediation, the consent authority must be satisfied that it will be remediated before 
the land is used for the proposed development. Furthermore, the consent authority 
must consider a preliminary contamination investigation in certain circumstances. 
 
The parent subdivision DA approved the remediation of contaminated land however, 
the affected area is located a sufficient distance form the subject site. Consequently, a 
Summary of Contamination Investigation was prepared by Douglas Partners, which 
concluded that the site is suitable for development from a contamination perspective. 
The application was reviewed by Councils Environmental Health Officer who raised no 
objection to the development, subject to the imposition of appropriate conditions. 
Consequently, the relevant matters contained under SEPP 55 are satisfied.  

 
State Environmental Planning Policy (Infrastructure) 2007 (ISEPP). 

 
The ISEPP aims to facilitate the effective delivery of infrastructure across the State. 
 
Pursuant to Clause 104 of the ISEPP, DAs must be referred to TfNSW if the 
development requires a minimum of 200 car parking spaces, as this would classify the 
proposal as ‘traffic-generating’. Pursuant to the car parking rates contained in Section 
2.18.2 of the Camden DCP, the development requires more than 200 car parking 
spaces. In response to this and given that Council staff did not support the initial 
variation request to the minimum car parking rates, the DA was referred to TfNSW for 
comment.   
 
TfNSW raised a number of concerns with the proposal, specifically in relation to 
outstanding traffic modelling for the wider Oran Park Employment Area and the 
provision of the slip lane via Dick Johnson Drive. The Applicant prepared a written 
response to the concerns raised which was sent to TfNSW, however at the time of 
writing this report no further response / correspondence has been received.  
 
Consequently, Council staff have reviewed by the comments made by TfNSW and the 
Applicant and have deemed all outstanding matters to be generally satisfied with the 
exception of the slip lane design. A response to each of the concerns raised by TfNSW 
in their response dated 12 April 2022 is provided below.     
 

1. TfNSW Comment – Dick Johnson Drive is a key east-west sub arterial road 
that includes a signalised intersection connection with The Northern Road. As 
such, TfNSW does not support access off Dick Johnson Drive as it may 
cause vehicle conflicts and potentially impact the road network. 
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Council Response – On 9 April 2020, Council resolved to endorse an 
amendment to the Oran Park DCP. Specifically, the amendment included the 
introduction of Part B5 Oran Park Employment Area, which came into force on 27 
January 2020. As part of the insertion of Part B5, a movement plan (and 
supportive planning controls) were implemented under Section 5.0 Movement 
Network. Specifically, it was noted that that vehicular access off Dick Johnson 
Drive into the subject site should be established (refer to Figure 8 below). At the 
time of the exhibition of Part B5, state agencies (including TfNSW) were notified 
and given the opportunity to provide comment. TfNSW had commented on the 
draft DCP and stated, ‘Council is advised to implement the controls under Section 
5 in Part B5 Development Control Plan (DCP) controls for Oran Park 
Employment Area to ensure future Development Applications would not result in 
unacceptable impacts on the surrounding transport network and if required 
identify appropriate mitigation measures to offset any impacts of future 
development to the existing transport network’. As part of the DA on 6 July 2022, 
Council staff requested clarification on the above comment (provided for the 
subject DA) given that the provision of the slip lane was considered and approved 
as part of the planning proposal (as noted above). A response from TfNSW was 
not received. It is therefore unclear if the concerns raised by TfNSW relate to 
vehicular access off Dick Johnson Drive or the design of the actual slip lane.   

 
The provision of the slip lane was reviewed by Councils Traffic Engineer, who 
raised no concerns from a traffic perspective. However, Councils Engineers did 
raise some concerns with the proposed dish crossing over the slip lane. To 
minimise adverse safety concerns, it was requested that a 3% crossfall with the 
kerb and gutter be provided as opposed to the dish crossing for the slip lane. This 
was requested to match existing conditions of Dick Johnson Drive. The design of 
the slip lane was never updated to provide a 3% crossfall with the kerb and 
gutter, which consequently, is likely to have safety impacts for motorists. Given 
that the development is inconsistent with Section 2.1 of Councils Engineering 
Design Specifications with regards to patron safety, the slip lane is not supported.   
 

 
Figure 8 – Movement Plan contained in Part B5 of the Oran Park DCP.  
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2. TfNSW Comment – TfNSW raises concerns with the left turn entry via the slip 

lane due to the proximity to the round-about on Dick Johnson Drive. It is 
recommended that both entry/exit points shall be proposed on the local road 
networks other than Dick Johnson Drive. 

 
Council Response – As noted above, the provision of the slip lane off Dick 
Johnson Drive was considered and approved under the endorsement of Part B5 
of the Oran Park DCP. A review of Part B5 was undertaken as part of the 
expansion of the Oran Park Employment Area where TfNSW provided 
commentary during the exhibition period. At the time, TfNSW did not raise any 
concerns regarding the controls and figures contained under Section 5.0, Part B5 
of the Oran Park DCP. Clarification on the above comment was requested by 
Council staff however a response from TfNSW has not been received.    

 
3. TfNSW Comment – In the response prepared by John Cody Consulting, it is 

mentioned that traffic counts of traffic activity were unable to be obtained due to 
COVID-19 pandemic impacts on traffic activity within the road network. 
Considering traffic activity is now returned to pre-covid levels, the applicant is 
requested to validate the data on the key intersections, particularly, The Northern 
Road / Dick Johnson Drive signalised intersection. This could be achieved using 
SCATs output data or other methods agreed to by TfNSW and Council. 

 
Council Response – A Planning Proposal was approved on 18 March 2022 for 
the rezoning and expansion of the Oran Park Employment Area. Specifically, the 
site was rezoned from IN1 General Industrial to B5 Business Development. As 
part of this Planning Proposal, a Traffic Study was prepared by GHD (Revision D, 
dated 1 December 2021), which included traffic modelling of the traffic generation 
from all approved developments in the Oran Park Precinct. This assessment 
included the subject site. The report also included modelling of the intersection at 
Dick Johnson Drive and The Northern Road for future year conditions as well as 
data from TfNSW Strategic Travel Model (STM v3.6.2), which provides 
population and employment forecasts in five-year increments between 2016 and 
2056. As such, it is considered that the matters raised have been satisfied.  
 

4. TfNSW Comment – TfNSW requests SIDRA modelling for day of opening and 
10 years post development for the subject development. The modelling is to 
include cumulative impacts and approved developments within the Oran Park 
Precinct Employment Area. SIDRA modelling outputs are to be provided for 
further assessment.  

 
5.  TfNSW Comment – The response makes reference to the CUBE modelling of 

the Oran Park Precinct: Employment Area conducted by AECOM in March 2019. 
Considering the number of approved developments within the Oran Park Precinct 
Development Area since March 2019, there is lack of information with regards to 
the applied growth rate. TfNSW requires further clarification on this matter. 

 
Council Response – As noted above, it appears TfNSW did not consider the 
Traffic Study prepared for Planning Proposal that was gazetted on 18 March 
2022. In addition to this, the subject site is located on Lot 2201, which adopted a 
traffic generation rate based on an assumed Gross Floor Area (GFA) of 4,368m2 

(see Table 1 below). The subject proposal seeks a total GFA of 2,598.9m2 
(inclusive of the bin storage area).  
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Consequently, it is considered that there is negligible change to future year traffic 
conditions, as the subject proposal is less than the largest GFA considered in the 
traffic assessment for the precinct. Given that this conclusion has been drawn, 
the need for further SIDRA analysis of existing/future intersection is not 
warranted. Table 1 below provides an overview of land use allocation that was 
considered in the Oran Park Employment Area Traffic Assessment.   
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Table 1 – Employment area land use summary   

Land Use Classification  Total Area (m2)  Gross Floor Area (m2) 

Business Development (bulky 
goods) 

43,134 20,273 

Tavern  9,293 4,368 

General Industrial  136,467 51,857 

Fast Food and Petrol Station  10,100 4,747 

Fast Food  3,000 1,410 

Storage  4,506 2,118 

 
The Traffic and Parking Assessment submitted with the application compared the 
weekday PM peak period traffic generation between the proposed pub and the 
modelled business development purposes. Ultimately, the traffic generation between 
the smaller GFA pub and the potentially larger business development used are found 
to be similar (around 100 vtph). 
 
Although most issues raised by TfNSW have been addressed, there are still some 
concerns regarding the overall safety impacts of the proposed slip lane. Consequently, 
the provision of the slip lane in its current form is not supported.  
 
State Environmental Planning Policy No.64 Advertising and Signage (SEPP 64) 
 
Twelve business identification signs are sought across the development site. The signs 
will consist of:  
 

- Wall mounted signs on all external facades of the proposed built form, 
consisting of 3D illuminated channels letters in copper powder coated 
aluminum, offset with a white acrylic front face and copper powder coated 
aluminum border.  
 

- One pylon sign proposed off the slip lane via Dick Johnson Drive, consisting of 
3D illuminated channels letters in copper powder coated aluminum offset with 
a white acrylic front face and copper powder coated aluminum border. The 
sign has a maximum height of 4m and width of 1.5m.   

 
- One roof mounted sign that is visible on the western elevation, consisting of 3D 

letters in black powder coated aluminum conceal fixing to roof.  
 
SEPP 64 aims to ensure that signage is compatible with the desired amenity and visual 
character of an area, provide effective communication in suitable locations and is of 
high-quality design and finish.  
 
Clause 8 of SEPP 64 requires the consent authority to be satisfied that signage is 
consistent with the objectives of SEPP 64 and the assessment criteria specified in 
Schedule 1. A detailed assessment against Schedule 1 of SEPP 64 is provided as an 
attachment to this report. Subject to this assessment, Council staff are satisfied that 
proposed signs are consistent with the objectives contained in SEPP 64 in that it is 
compatible with the desired amenity and visual character of the area, will provide 
effective communication by displaying the development’s name, will be of a high-quality 
design and finish and will not detract from the overall heritage significance of the site. 
The proposed signs can be supported by Council staff, subject to the imposition of 
appropriate conditions of consent.   
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State Environmental Planning Policy (Biodiversity and Conservation) 2021 (Biodiversity 
and Conservation SEPP) 
 
The Biodiversity and Conservation SEPP aims to protect the environment of the 
Hawkesbury-Nepean River system by ensuing impacts of future land uses are 
considered in a regional context. Council staff have considered the general planning 
considerations outlined by Biodiversity and Conservation SEPP and are satisfied there 
will be no detrimental impact on the Hawkesbury-Nepean River system as a result of 
the development.  
 
State Environmental Planning Policy (Sydney Region Growth Centres) 2006 (Growth 
Centres SEPP) 
 
Site Zoning  
 
The site is zoned B5 Business Development, pursuant to Appendix 1 Oran Park and 
Turner Road Precinct Plan, and Clause 2.2 of the Growth Centres SEPP.  
 
Land Use/Development Definitions 
 
The development is characterised as a ‘pub’ by the Growth Centres SEPP. 
 
Permissibility 
 
The development is permitted with consent in the B5 Business Development zone 
pursuant to the land use table of the Growth Centres SEPP. 
 
Planning Controls 
 
An assessment table in which the development is considered against all relevant 
clauses contained in the Growth Centres SEPP is provided as an attachment to this 
report.  
 
(a)(ii) the provisions of any proposed instrument that is or has been the subject 

of public consultation under this Act and that has been notified to the 
consent authority (unless the Secretary has notified the consent authority 
that the making of the proposed instrument has been deferred indefinitely 
or has not been approved) 

 
Draft Remediation State Environmental Planning Policy (Draft Remediation SEPP) 
 
The development is consistent with the relevant matters contained in the Draft 
Remediation SEPP.  
 
Draft Environment State Environmental Planning Policy 
 

The development is consistent with the Draft Environment SEPP in that there will be no 
detrimental impacts upon the Hawkesbury-Nepean River system as a result of it. 
 
(a)(iii) the provisions of any development control plan 
 
The development controls plans that apply to the proposal are: 
 

• Camden Development Control Plan 2019, and  

• Oran Park Development Control Plan (as amended).  
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An assessment table in which the development is considered against the Oran Park 
DCP and Camden DCP is provided as an attachment to this report. The assessment 
has determined that a number of variations are sought to accommodate the proposed 
development. The extent of the non-compliances are further discussed below.  
 
Variations supported by Council staff 
 
Camden Development Control Plan 2019 
 
The application proposes a variation to Section 2.18.2 of the Camden DCP regarding 
the number of off-street car parking. Pursuant to the rates in the Camden DCP, the 
development generates a demand for 614 car parking spaces. The car parking 
calculations as per the Camden DCP is shown below in Table 2.  
 
The Camden DCP does stipulate that a variation may be considered to car parking 
rates in certain circumstances where supported by a Traffic and Parking Assessment 
submitted with the DA.  The DA was accompanied by a Traffic and Parking 
Assessment prepared by John Coady Consulting Pty Ltd which contends that the car 
parking rates contained in the Camden DCP (see Table 2 above) do not reflect the 
current demand for a licenced premises. Further, the DA was later accompanied by a 
‘Letter of Advice’ prepared by McLarens Traffic Engineering which justifies that a car 
parking rate of 8.7 spaces per 100m2 of public floor area would be most appropriate for 
the development. This rate was based on the average car parking rate of two 
comparable sites, being the Marsden Park Brewhouse and the Gregory Hills Hotel. The 
results are shown in Table 3 below.  
 
Table 2 – Required car parking rates as per the Camden DCP.  

Camden Development Control Plan 2019  

Rate  Type  Rate  Area Car Parking 
Requirement  

Pub / Registered Club / 
Restricted Premises  

- 1 car parking space 
per 2m2 GFA of public 
bar area and 

- 1 car parking space 
per 5m2 GFA of 
lounge, beer garden, 
auditorium, billiard 
room, restaurant and 

- 25 car parking spaces 
per 100m2 of 
remaining public floor 
area. 

 
Developments must also 
accommodate: 

- 1 bicycle space per 25 
car parking spaces in 
excess of the first 25 
car parking spaces; 
and 

- 1 motorcycle space 
per 50 car parking 
spaces in excess of 
the first 50 car parking 

Indoor  

Bistro   1 space 
per 5m2.  

554.00m2  110.80 

Private 
Dining  

1 space 
per 5m2.  

67.874m2  13.57 

Sports Bar 
and TAB   

1 space 
per 2m2.  

281.00m2  140.50 

Gaming 
Room  

25 spaces 
per 100m2.  

265.10m2  See remaining 
public floor area 
below.  

Kids Indoor 
Area  

1 space 
per 5m2.  

79.5m2  15.90 

Brew House   1 space 
per 2m2.  

259.57m2 129.79 

Smoke 
House   

Condition can be 
imposed to ensure there 
is no public access.  

Not applicable.   

Outdoor  

Outdoor 
Dining 
Terrace  

1 space 
per 5m2.  

94.40m2  18.88 

Kids Outdoor 
Area 

25 spaces 
per 100m2.  

79.50m2  See remaining 
public floor area 
below.  

Garden 
Terrace  

1 space 
per 5m2.  

348.00m2  69.60 
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spaces. 
 

Sports 
Terrace  

1 space 
per 5m2.  

135.00m2  27.00 
 

Total Car Parking Requirement 526.04 (526) 

Total Car parking 
requirement for 
remaining floor area  

344.60m2 86.15 (86) 

Retail Premises / Shop / 
Kiosk  
Less than 200m2 – 1 car 
parking space per 30m2 of 
GFA.  

Bottle Shop  1 space 
per 30m2.  

56.00m2  1.88 (2)  

   
Total  

 
614.07 (614) car 
parking spaces. 

 
Table 3 – Car parking rates for comparable sites and the proposed development.  

Site Zoning Surrounding 
Zones 

Public 
Transport 

Parking 
Provision 

Public Floor 
Area 

Approved 
/ 

Proposed  
Parking 

Rate (per 
100m2 of 

public 
floor 
area) 

Marsden 
Park 

Brewhouse 

B7 IN2, B5 Bus stops 
within 200 

walk 

124 (2) 1651m2 7.5 

Gregory 
Hills Hotel 

B5 IN1 Frontage 
bus stops 

165 1689m2 9.8 

 Average  8.7 

Proposed 
Oran Park 

Tavern  

B5  IN1, R1 None 
currently.  

127 1440m2 (as 
indicated in 

the 
Applicants 

revised 
Traffic 
Impact 

Assessment) 
(1) 

8.8(1) 

Notes: (1) The above calculations for the proposed Oran Park Tavern are based on the Letter of Advice, prepared by 
McLaren’s Traffic Engineering, dated 4 August 2022 only. Council staff are questioning the extent of public floor 
area proposed across the development site, which does result in a non-compliance with the proposed rate. Full 
details are provided in this assessment report.  

 (2) The entire development site containing Marsden Park Brewhouse provides a minimum of 266 car parking 
spaces. As per the Blacktown Development Control Plan 2015, Marsden Park Brewhouse requires a minimum 
of 124 spaces.   

 
In the ‘Letter of Advice’, it was submitted that the car parking rates should be based on 
the total public floor area rather than the total GFA. As such, the proposed car parking 
rate of 8.7 spaces per 100m2 of public floor area should apply to the following areas 
within the development: 
  

- Bistro,  

- Sports Bar and TAB,  

- Private dining,  

- Garden Terrace,  

- Sports Terrace, and  

- Outdoor Dining.    
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Further, the remaining areas (including the Brewhouse, Gaming Room, Garden, Back 
of House, Smokehouse, Bottle Shop and Kids Play Area) were noted to be ancillary 
and/or non-public areas within the premises (see Figure 9 below). The letter justifies 
that these areas do not directly generate patron car parking demand and therefore the 
proposed car parking rate should not apply.  
 

 
Figure 9 – Floor plan of the proposed development. Areas outlined in red are classified 
as non-public areas and/or ancillary to the premises in the ‘Letter of Advice’, prepared 
by McLarens Traffic Consulting.   
 
Council’s Traffic Engineer and an external/independent traffic expert engaged by 
Council have assessed the parking submissions prepared by John Coady Consulting 
Pty Ltd and McLarens Traffic Engineering and undertaken an analysis of the car 
parking demands of the development. Several concerns have been raised in relation to 
the following matters:  
 

- The Brewhouse, Bottle Shop and Gaming Room are not considered ancillary to 
the wider development. These areas are classified as public spaces and 
therefore, the applicable car parking rate should apply. Further, the kids indoor 
play area can easily form part of the total floor area of the bistro, without 
requiring any modifications to development. As such, the car parking rate 
should also apply to the indoor kids play area. Depending on which areas are 
classified as public spaces, the proposed parking for the development falls 
short by up to 60 spaces (see Table 5 below).  

 
- Council’s external traffic consultant provided a review of an additional 

comparable site (being Peachtree Hotel) to determine a more 
accurate/appropriate car parking rate. With consideration of this comparable 
site in addition to the Gregory Hills Hotel and the Marsden Brewhouse, they 
established that a car parking rate of 9.7 spaces per 100m2 of public floor area 
would be more appropriate.  
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         Further, Council’s expert found that the applicant’s assessment fails to consider 
that the development site containing the Marsden Park Brewhouse provides a 
total of 266 car parking spaces to also accommodate an existing Function 
Centre. Consequently, Marsden Park Brewhouse benefits from overflow car 
parking.  

 
Further detail regarding the above matters is provided below:  
 
Classification of public floor area  
 
As noted, it is not agreed that the Bottle Shop, Gaming Room and Brewhouse are 
ancillary to the development and/or non-public floor areas. This is because:  
 

- The bottle shop provides separate vehicular and pedestrian entrances and 
therefore does not rely on the remaining development to operate.  

 
- A separate VIP entrance (from the main patron entrance on the eastern 

elevation) is provided that directly connects to the Gaming Room. Further, the 
main pedestrian entrance into the premises also directly connects to the Gaming 
Room via the foyer (see areas outlined in green in Figure 10 below). Therefore, 
to access the gaming room, patrons are not required to enter through the main 
entrance of the building.   

 
- The Brewhouse includes a bar and two separate pedestrian entrances that 

directly connect to the bistro and bottle shop (see areas outlined in red in Figure 
10 below). A separate staff entrance is also proposed outside the kitchen that 
also connects directly to the Brewhouse (via a similar route). Therefore, the need 
for two separate pedestrian entrances into this area is being questioned. It is also 
noted that the Brewhouse can easily be made available for public use at any time 
without further development consent, and this area was previously identified as 
public floor area. 

 
At the time when the DA was publicly notified, the kids indoor play area formed part of 
the bistro floor space. It appears this change was made to lower the number of car 
parking spaces (in accordance with the proposed rate in the Traffic Assessment) 
required to accommodate the development (see Figures 11 and 12 below). Given that 
the kids indoor play area can easily form part of the bistro without requiring any 
modifications, it is considered that this space should also be considered as public floor 
area.   
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Figure 10 – Floor plan of the proposed development. Areas outlined in green relate to 
entrances within the gaming room. Areas outlined in red relate to entrances within 
Brewhouse.  
 

 
Figure 11 – Site plan of the proposed development submitted to Council on 5 April 
2022. The area outlined in red is the proposed location of the kids indoor play area 
(see Figure 12 below). At the time, the bistro proposed a floor area of 665m2.  
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Figure 12 – Site plan of the proposed development submitted to Council on 8 August 
2022. The area outlined in red notes the proposed location of the kids indoor play area. 
The bistro now proposes a floor area of 544m2.  
 
Comparative Study of Similar Sites  
 
It was determined that the number of comparable sites considered in the original Traffic 
and Parking Assessment would not adequately reflect the car parking demand for the 
proposed development. Consequently, the external consultant undertook a site 
inspection and parking survey at Peachtree Hotel which is also considered to be a 
comparable site with the proposed development. Specifically, Peachtree Hotel has an 
approximate public floor area of 1,394m2 and provides a total of 142 car parking 
spaces, plus an overflow for approximately 20 vehicles. This equates to a rate of 11.6 
spaces per 100m2 of public floor area. In consideration of these findings, the average 
derived from all three comparable sites determined a car parking rate of a9.6 spaces 
per 100m2 of public floor area would be more appropriate for the development. The 
results are shown in Table 4 below.     
 
Table 4 – Car parking rates for three comparable sites.   

Site Zoning Surrounding 
Zones 

Public 
Transport 

Parking 
Provision 

Public 
Floor 
Area 

Approved / 
Proposed  
Parking 

Rate (per 
100m2 of 

public 
floor area) 

Marsden 
Park 

Brewhouse 

B7 IN2, B5 Bus stops 
within 200 

walk 

124  1,651m2 7.5 

Gregory 
Hills Hotel 

B5 IN1 Frontage 
bus stop.  

165 1,689m2 9.8 

Peachtree 
Hotel  

IN1  IN1, RE1  Frontage 
bus stop.  

142 + 20 
overflow 
spaces  

1,394m2 11.7 

 Average  9.6 

 
By applying the average car parking rates (in consideration of the additional 
comparable site) to the subject development, it is still noted there is a significant 
shortfall in car parking (refer to Table 5 below).   
 
Table 5 – Shortfall of car parking.  

Area / 
Location  

Total Floor 
Area  

Car Parking Rate  Car Parking 
Requirement  

Bottle Shop  56.00m2 1 space per 30m2 of Gross Floor 
Area.  
Note: This is based on the rate for a retail premises as 
per the Camden DCP.  

1.88 

Gaming Room  265.10m2 9.6 spaces per 100m2 of public floor 
area.  

25.44 

Brewhouse  259.57m2 9.6 spaces per 100m2 of public floor 
area.  

24.92 

Kids Indoor 
Play area  

79.5m2  9.6 spaces per 100m2 of public floor 
area.  

7.63 

Total  660.17m2  As above.   59.87 car 
parking 
spaces (60) 
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In addition to the above, the Traffic and Parking Assessment has failed to consider that 
the Marsden Park Brewhouse will benefit from the overflow car park that has been 
allocated to the Function Centre and Brewery which is also located on the same site. 
As such, the site containing the Marsden Park Brewhouse has provided a total of 266 
spaces and therefore, the additional spaces can be used for patrons of the Brewhouse 
when the Function Centre is not operating at full capacity and/or in use.   
 
Given the significant shortfall in car parking when compared to the Camden DCP and 
the reduced rate determined by the independent traffic expert, the variation is not 
supported by Council staff.  
 
Variations supported by Council staff 
 
Section 7.0 Setbacks – Part B5 Oran Park DCP 
 
DCP Control – Minimum building setbacks are to be in accordance with Figure 6. 
Where a 2m setback is applied on the Building Setback Plan in Figure 6 (Under Part 
B5 of the Oran Park DCP), an active street frontage must be provided. 
   
Variation Details – Part B5, Section 7.0, Figure 6 of the Oran Park DCP requires a 
minimum 3m setback off all boundary lines. The proposed development seeks a 
minimum setback of 2.19m from the western boundary line (Southwell Road) to the 
face of the outdoor dining terrace (see Figure 13 below), contravening the planning 
control by up to 810mm. The development is compliant with the minimum setback 
controls on all other frontages.  
 

 
Figure 13 – The extent of the variation proposed regarding the front setback off 
Southwell Road.  
 
Council staff have assessed the variation in detail and recommend that it be supported 
for the following reasons:  
 
-  The extent of the variation only applies to the outdoor terrace (as outlined above), 

which is an open area, that will be regularly occupied by patrons during the 
operation. Consequently, this will still encourage an active street frontage.   

 
-  The western elevation of the built form (and ancillary structures) are well 

articulated to reduce the overall dominance of the development from the public 
domain. As such, the extent of the variation is unlikely to add to the overall bulk of 
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the development and therefore is unlikely to compromise the overall streetscape 
amenity. Further, the extent of the variation is considered to be relatively minor 
and therefore achieving compliance will have no greater benefit to the site and/or 
surrounding land uses.  

 
-  The allotment directly opposite the site (on Southwell Road) is subject to a 2m 

setback (as per the Oran Park DCP). Therefore, the proposed building line will 
generally align with future developments located directly opposite the site.  

 
-  The western elevation will contain significant landscape features to soften the 

appearance of the development when viewed from the public domain. As such, 
the proposal (via this elevation) will still encourage an attractive and visually 
consistent streetscape that will further encourage pedestrian activity within and 
surrounding the subject site.  

 
Section 7.0 Setbacks or Section 11.0 Landscaping – Part B5 Oran Park DCP 
 
DCP Control – Section 7.0, Control No. 4 states ‘Front setbacks are to be landscaped 
in accordance with Section 11 ‘Landscaping’. Section 11.0, Control No. 4(a) states 
setback areas facing the primary street are to be provide with a landscape buffer with a 
minimum depth of 3m when boundary fencing is proposed to the street or minimum 
depth of 2m when no boundary fencing is proposed.’ 
 
Variation Details – A 1.8m high black open palisade style fence along the car parking 
boundary only (fronting Dick Johnson Drive) is sought, at a 1m landscape boundary 
setback. Boundary fencing is not sought for the remaining front setback (Dick Johnson 
Drive). The development proposes a modulated landscape buffer, ranging from 1.2m to 
7.5m in front of the car parking area (via Dick Johnson Drive) and will therefore result in 
a non-compliance by up to 1.8m. The extent of the non-compliance is shown below in 
Figure 14.  
 

 
Figure 14 – The extent of the variation proposed regarding the landscape setback.  
 
Council staff have assessed the variation in detail and assess that it can be supported 
for the following reasons:  
 

- The variation only applies to a small portion of the front boundary line and only 
applies the concrete area. Therefore, achieving compliance with the minimum 
standards will have no greater benefit the site and/or surrounding land uses.  
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 - Either side of where the non-compliances have been identified provides 
significantly larger landscape setbacks to compensate for where the variation 
is sought.  

 
- The front setback will still consist of buffer planting (as per the Camden DCP 

requirements) to the edge of the carpark that screen the development via the 
public domain. Therefore, the proposal will still achieve a high level of visual 
amenity and character of the area.  

 
- In response to the above, the development is considered to still be generally 

consistent the objectives contained in Section 11.0 of the Oran Park DCP.  
 
Section 11.0 Landscaping – Part B5 Oran Park DCP 
 
DCP Control – Section 11.0, Control No.7 states ‘carparks within the Employment Area 
must provide for the planting of trees and shrubs in accordance with Section 2.18.3 of 
Car parking design criteria. In particular, car parking areas within the Business 
Development Area (identified in Figure 2) must  provide a 2.5m wide landscape bay 
between every 6-8 car parking spaces, provide a minimum 1m landscaping strip at the 
end of parking aisles, be landscaped in accordance with Figure 2-12 ‘Design features 
of carpark’ of Section 2.18.3 of this DCP such that mature tree clusters are located at 
highly visible corners; and ensure that landscaping does not impede sightlines of 
drivers.’ 
 
Variation Details – The development proposes 1m wide landscape bays every 8-10 car 
parking spaces. Although this results in a non-compliance, the variation is supported by 
Council staff for the following reasons:  
 
-  The development site is proposed to be screened by high quality landscaping on 

all frontages, which will reduce the dominance of the development when viewed 
from the public domain.  

 
- Given the provision of soft landscaping and level of articulation to the built form 

proposed, the proposal is still able to achieve a high level of visual amenity, 
which will contribute to the overall character of the wider Oran Park Employment 
Area.  

 
-  Landscape species can still be delivered with the proposed landscape bays that 

do not compromise sightlines for vehicles and/or pedestrians.  
 
-  The proposal has been designed where it will still achieve water sensitive urban 

design and will therefore have minimal adverse impacts to adjoining allotments 
and surrounding local road networks.  

   
In response to the above, the proposed variations to the minimum setback and 
landscaping controls are supported by Council staff.  
 
(a)(iiia) the provisions of any planning agreement that has been entered into 

under section 7.4, or any draft planning agreement that a developer has 
offered to enter into under section 7.4 

 
No relevant planning agreement or draft planning agreement exists or has been 
proposed as part of this DA. 
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(a)(iv) the regulations (to the extent that they prescribe matters for the purposes 
of this paragraph) 

 
The Environmental Planning and Assessment Regulation 2021 prescribes several 
matters that can be addressed via conditions of consent. 
 
(b) the likely impacts of the development, including environmental impacts on 

both the natural and built environments, and social and economic impacts in 
the locality 

 
A number of concerns have been raised by Council staff that are likely to result in 
unreasonable adverse impacts to the surrounding natural and built environment. The 
key aspects of the development that are likely to result in this outcome are further 
discussed below.  
 
Councils Engineer has reviewed the subject proposal and has raised concerns 
regarding the design of the slip lane. Specifically, it was determined that the dish 
crossing could not be supported as Dick Johnson Drive is a 60km/hour road and 
therefore poses a safety concern for motorists and pedestrians. Pursuant to Section 
2.1.1 of Camden Councils Engineering Specifications, the key objectives relating to 
road design specifically focus on ensuring a ‘high level of amenity and safety’ and 
‘safety for drivers, pedestrians and cyclists who enjoy the use of the road and 
protection of the adjoining property’. To prevent safety concerns, it was determined that 
the slip lane should have 3% crossfall with the kerb and gutter to match the existing 
conditions. The plans have not been updated to reflect a more compliant design.  
 
Given that the design of the slip lane poses safety concerns, it is considered that the 
development is inconsistent with Section 2.1 of Camden Councils Engineering 
Specifications. As such, the development is not supported.  
 
In addition to the above, the shortfall in car parking (as detailed above) is likely to have 
unreasonable adverse impacts to the surrounding local road network and land uses.  
 
Given that the development is likely to have unreasonable adverse impacts to the site 
and surrounding land uses, it is recommended that the Panel refuse this DA.   
 
(c) the suitability of the site for the development 
 
As demonstrated by the above assessment, the site is considered to be unsuitable for 
the proposed development. Whilst the proposed use of the site is suitable for the 
locality, the significant shortfall in car parking and proposed driveway design of the slip 
lane is inappropriate for the site. As such, the suitability of the proposed development 
on the subject site is not considered appropriate.  
 
(d) any submissions made in accordance with this Act or the regulations 
 
The DA was publicly exhibited for a period of 28 days in accordance with Camden 
Community Participation Plan 2021. The exhibition period was from 26 July 2021 to 23 
August 2021 and no submissions were received.  
 
(e) the public interest 
 
The public interest is served through the detailed assessment of this DA under the 
Environmental Planning and Assessment Act 1979, the Environmental Planning and 
Assessment Regulation 2021, environmental planning instruments, development 
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 control plans and policies. Based on the above assessment, the proposed 
development is not considered to be in the public interest and it is recommended that 
the Panel refuse the DA. 
 
EXTERNAL REFERRALS 
 
The external referrals undertaken for this DA are summarised in the following table: 
 

External Referral Response 

Transport for NSW  
Concerns were initially raised by TfNSW regarding the 
provision of the slip lane and outstanding traffic modelling. 
Full details are provided above.   

Camden Police Area 
Command  

No response was provided.  

 
FINANCIAL IMPLICATIONS 
 
This matter has no direct financial implications for Council. 
 
CONCLUSION 
 
The DA has been assessed in accordance with Section 4.15(1) of the Environmental 
Planning and Assessment Act 1979 and all relevant instruments, plans and policies. 
The DA is recommended for refusal for the reasons outlined below. 
 
RECOMMENDED 

That the Panel refuse DA/2021/1220/1 for the construction of the Oran Park 
Tavern with associated site works at 2 Porter Street, Oran Park for the reasons 
outlined below. 
 
1. The proposed development does not comply with the minimum car parking 

rates prescribed in Section 2.18.2 of the Camden Development Control Plan 
2019. Further, the provided Traffic and Parking Assessment has failed to 
sufficiently justify the extent of the variation and/or demonstrate that a sufficient 
level of car parking has been provided for the proposal.  
 

2. The proposed development does not comply with the Council’s Engineering 
Specifications as prescribed in Section 2.3 of the Camden Development Control 
Plan 2019. The design of slip lane poses safety concerns for motorists and 
pedestrians travelling along Dick Johnson Drive.  
 

3. The proposed development is considered to result in unacceptable impacts to 
adjoining land uses and the local street network given the significant shortfall in 
on-site car parking. 

 
4. It is considered that the site is not suitable for the proposed development in that 

the development (as proposed) is likely to have significant impacts to the site 
and surrounding land uses.   
 

5. In consideration of the aforementioned reasons, the development is an 
unsuitable use of the site, and its approval is not in the public interest. 
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 CLPP02 
  

SUBJECT: DA/2021/1246/1 - CONSTRUCTION OF A PEDESTRIAN BRIDGE OVER 
KOLOMBO CREEK WITH ASSOCIATED SHARED PATHWAYS, 
LANDSCAPING, TREE REMOVAL AND CIVIL WORKS - 297 SOUTH 
CIRCUIT, ORAN PARK  

FROM: Manager Statutory Planning  
EDMS #: 22/359685      

 

  

DA Number: 2021/1246/1. 

Development: 
Construction of pedestrian bridge over Kolombo Creek 
with associated shared pathways, landscaping, tree 
removal and civil works. 

Estimated Cost of 
Development: 

$187,000 

Site Address(es): 

297 South Circuit, ORAN PARK   PLt: 11 DP: 1213614; 

107 O'Keefe Drive, ORAN PARK, LOT: 1353 DP: 
1218056 

Applicant: 
Henry Britten-Jones (Greenfields Development 
Company No.2 Pty Ltd) 

Owner(s): Camden Council. 

Number of Submissions: No submissions. 

Development Standard 
Contravention(s): 

No contraventions. 

Classification: Nominated Integrated. 

Recommendation: Approve with conditions. 

Panel Referral Criteria: Subject site is owned by Camden Council. 

Report Prepared By: Nicholas Clarke – Senior Town Planner. 

 
PURPOSE OF REPORT 
 
The purpose of this report is to seek the Camden Local Planning Panel’s (the Panel’s) 
determination of a development application (DA) for the construction of a pedestrian 
bridge over Kolombo Creek with associated shared pathways, landscaping, tree 
removal and civil works at 297 South Circuit, Oran Park. 
 
The Panel is to exercise Council’s consent authority functions for this DA as, pursuant 
to the Minister for Planning’s Section 9.1 Direction, the land is owned by Camden 
Council. 
 
SUMMARY OF RECOMMENDATION 
 
That the Panel determine DA/2021/1246/1 for construction of a pedestrian bridge over 
Kolombo Creek with associated shared pathways, landscaping, tree removal and civil 
works pursuant to Section 4.16 of the Environmental Planning and Assessment Act 
1979 by granting consent subject to the conditions attached to this report. 
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 EXECUTIVE SUMMARY 
 
Council is in receipt of a DA for construction of a pedestrian bridge over Kolombo 
Creek with associated shared pathways, landscaping, tree removal and civil works at 
297 South Circuit and 107 O'Keefe Drive, Oran Park. 
 
The DA has been assessed against the Environmental Planning and Assessment Act 
1979, the Environmental Planning and Assessment Regulation 2021, relevant 
environmental planning instruments, development control plans and policies. 
 
The DA was publicly exhibited for a period of 28 days in accordance with Camden 
Community Participation Plan 2021. The exhibition period was from 3 August 2021 to 
30 August 2021 and no submissions were received. 
 
The proposed development has been assessed against the State Environmental 
Planning Policy (Sydney Region Growth Centres) 2006, Camden Growth Centres 
Development Control Plan and Oran Park Precinct Development Control Plan 2007. 
The development is consistent with these planning policies and controls in that the 
bridge and path will protect and manage an area of high ecological and aesthetic value. 
 
Based on the assessment, it is recommended that the DA be approved subject to the 
conditions attached to this report. 
 
AERIAL PHOTO 
 

 
Figure 1: Aerial Photo 
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 THE SITE 
 
The subject site is two lots known as 297 South Circuit and 107 O'Keefe Drive, Oran 
Park and is legally described as PLt: 11 DP: 1213614 and LOT: 1353 DP: 1218056. 
The combined lots have an overall area of 6.6ha.   
 
The (combined) site is generally rectangular in shape, with an approximate 850m 
frontage to South Circuit (north), 95m boundary to O’Keefe Drive (east), 870m 
boundary to Lillywhite Circuit/Peckham Grove (south) and 75m to Oran Park Drive 
(west).  
 
The Kolombo Creek riparian corridor runs through the two lots in an east-west direction 
and acts as a natural boundary between the Oran Park and Catherine Field (Part) 
Precincts within the South West Growth Area.  
 
Surrounding development consists of low density single and two storey residential 
dwellings and public open space.  
 
The subject site straddles the boundary between the Oran Park and Catherine Field 
(Part) Precincts within the South West Growth Area. Lot PLt: 11 DP: 1213614 is 
located in the Oran Park Precinct and LOT: 1353 DP: 1218056 is located in the 
Catherine Field (Part) Precinct. 
 
ZONING PLAN 
 

 

Figure 2: Zoning Map 
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AREA MASTER PLAN 
 

 
Figure 3: Oran Park Indicative Layout Plan 
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Figure 4: Catherine Field (Part) Precinct Indicative Layout Plan 

HISTORY 
 
There is no relevant development history for this site. 
 
THE PROPOSAL 
 
DA/2021/1246/1 seeks approval for the construction of a pedestrian bridge over 
Kolombo Creek with associated shared pathways, landscaping, tree removal and civil 
works. 
 
Specifically, the development involves: 
 

• Construction of a 3m wide x 9m long pedestrian bridge; 
 

• Construction of 2.5m wide shareways to connect the bridge to the existing 
pedestrian/cycle network; and 
 

• Removal of four trees, cut and fill earthworks, construction of rock walls and 
landscaping works. 

 
The pedestrian bridge will connect the sharepath network either side of the Kolombo 
Creek riparian corridor located adjacent South Circuit in Oran Park Town and Peckham 
Grange in Oran Park South. 
 
The majority of the proposed work is to occur on Lot PLt: 11 DP: 1213614, while only 
the sharepath extension is to be constructed on LOT: 1353 DP: 1218056. 
 
The estimated cost of the development is $187,000. 
 

 
Figure 5: Locality Map 
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Figure 6: Site Plan 

ASSESSMENT 
 
Environmental Planning and Assessment Act 1979 - Section 4.15(1) 
 
In determining a DA, the consent authority is to take into consideration such of the 
following matters as are of relevance to the development the subject of the DA: 
 
(a)(i) the provisions of any environmental planning instrument 
 

The environmental planning instruments that apply to the development are: 

 

• State Environmental Planning Policy (Sydney Region Growth Centres) 2006; and 

• State Environmental Planning Policy (Biodiversity and Conservation) 2021 
 
State Environmental Planning Policy (Sydney Region Growth Centres) 2006 (Growth 
SEPP) 
 
The Growth SEPP aims to co-ordinate the release of land for residential, employment 
and other urban development in the North West Growth Centre, the South West 
Growth Centre and the Wilton Growth Area. 
 
The subject site straddles the boundary between the Oran Park and Catherine Field 
(Part) Precincts within the South West Growth Area. Lot PLt: 11 DP: 1213614 is 
located in the Oran Park Precinct and LOT: 1353 DP: 1218056 is located in the 
Catherine Field (Part) Precinct. 
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Site Zoning 
 
The site is zoned C2 Environmental Conservation pursuant to Appendix 1 and 9, 
Clause 2.2 of the Growth SEPP.  
 
Land Use/Development Definitions 
 
The development is characterised as being ancillary to an approved ‘recreation area’ 
as defined by the Growth SEPP. 
 
Permissibility 
 
The development is permitted with consent in the C2 Environmental Conservation zone 
pursuant to the land use table in Appendix 1 and 9 of the Growth SEPP. 
 
Planning Controls 
 
An assessment table in which the development is considered against the Growth 
SEPP’s planning controls is provided as an attachment to this report. 
 
State Environmental Planning Policy (Biodiversity and Conservation) 2021 
 
The Biodiversity and Conservation SEPP aims to protect the environment of the 
Hawkesbury-Nepean River system by ensuing impacts of future land uses are 
considered in a regional context. Council staff are satisfied there will be no detrimental 
impact on the Hawkesbury-Nepean River system as a result of the development.  
 
These considerations are demonstrated through this report and its accompanying 
attachments, including recommended conditions to manage erosion, sediment and 
water pollution control.  
 
(a)(ii) the provisions of any proposed instrument that is or has been the subject 

of public consultation under this Act and that has been notified to the 
consent authority (unless the Secretary has notified the consent authority 
that the making of the proposed instrument has been deferred indefinitely 
or has not been approved) 

 
Nil 
 
(a)(iii) the provisions of any development control plan 
 
The subject site straddles the boundary between the Oran Park and Catherine Field 
(Part) Precincts within the South West Growth Area.  
 
Oran Park Precinct Development Control Plan 2007 applies to Lot PLt: 11 DP: 
1213614 located in the Oran Park Precinct and Camden Growth Centres Development 
Control Plan applies to LOT: 1353 DP: 1218056 located in the Catherine Field (Part) 
Precinct. 
 
Oran Park Development Control Plan 2007 (Oran Park DCP) 
 
An assessment table in which the development is considered against the Oran Park 
DCP is provided as an attachment to this report. 
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Camden Growth Centre Precincts Development Control Plan (Growth DCP) 
 
An assessment table in which the development is considered against the Camden 
Growth DCP is provided as an attachment to this report. 
 
(a)(iiia) the provisions of any planning agreement that has been entered into 

under section 7.4, or any draft planning agreement that a developer has 
offered to enter into under section 7.4 

 
No relevant planning agreement or draft planning agreement exists or has been 
proposed as part of this DA. 
 
(a)(iv) the regulations (to the extent that they prescribe matters for the purposes 

of this paragraph) 
 
The Environmental Planning and Assessment Regulation 2021 prescribes several 
matters that are addressed in the conditions attached to this report. 
 
(b) the likely impacts of the development, including environmental impacts on 

both the natural and built environments, and social and economic impacts in 
the locality 

 
As demonstrated by the assessment, the development is unlikely to have any 
unreasonable adverse impacts on either the natural or built environments, or the social 
and economic conditions in the locality. 
 
Heritage conservation 
 
A number of key Aboriginal archaeological sites and areas were identified within the 
Oran Park Precinct as part of the specialist background studies undertaken during the 
Precinct Planning process. These background studies were undertaken in consultation 
with the Aboriginal community and the former NSW Department of Environment and 
Conservation (now Office of Environment and Heritage). An AHIP has been issued for 
a large portion of the Oran Park precinct, including the land contained within this 
application, and indicates that there is an Aboriginal conservation area (OP-1) located 
within the South Creek corridor adjacent the open space and water cycle management 
basin.  
 
Works proposed within the conservation area include general riparian restoration works 
in accordance with the VMP. 
 
A suitably worded condition has been applied to the consent ensuring all works within 
OP-1 are conducted in accordance with the AHMP (AECOM 2009) and the AHIP. 
 
(c) the suitability of the site for the development 
 
As demonstrated by the above assessment, the site is considered to be suitable for the 
development. 
 
(d) any submissions made in accordance with this Act or the regulations 
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 The DA was publicly exhibited for a period of 28 days in accordance with Camden 
Community Participation Plan 2021. The exhibition period was from 3 August 2021 to 
30 August 2021 and no submissions were received. 
 
(e) the public interest 
 
The public interest is served through the detailed assessment of this DA under the 
Environmental Planning and Assessment Act 1979, the Environmental Planning and 
Assessment Regulation 2021, environmental planning instruments, development 
control plans and policies. Based on the above assessment, the development is 
consistent with the public interest. 
 
EXTERNAL REFERRALS 
 
The external referrals undertaken for this DA are summarised in the following table: 
 

External Referral Response 

Natural Resources 
Access Regulator  

No issue was raised. General terms of approval have 
been provided and form a recommended condition of 
consent. 

 
FINANCIAL IMPLICATIONS 
 
This matter has no direct financial implications for Council. 
 
CONCLUSION 
 
The DA has been assessed in accordance with Section 4.15(1) of the Environmental 
Planning and Assessment Act 1979 and all relevant instruments, plans and policies. 
The DA is recommended for approval subject to the conditions attached to this report. 
 
RECOMMENDED 

That the Panel approve DA/2021/1246/1 for construction of a pedestrian bridge 
over Kolombo Creek with associated shared pathways, landscaping, tree 
removal and civil works at 297 South Circuit, Oran Park subject to the conditions 
attached to this report. 
 
REASONS FOR DETERMINATION 

1. The development is consistent with the objectives of the applicable environmental 
planning instruments, being State Environmental Planning Policy (Sydney Region 
Growth Centres) 2006 and State Environmental Planning Policy (Biodiversity and 
Conservation) 2021. 
 

2. The development is consistent with the objectives of the Camden Growth Centres 
Development Control Plan and Oran Park Precinct Development Control Plan 
2007. 

 
3. The development is considered to be of an appropriate scale and form for the site 

and the character of the locality. 
 

4. The development is unlikely to have any unreasonable adverse impacts on the 
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 natural or built environment. 
 

5. In consideration of the aforementioned reasons, the development is a suitable and 
planned use of the site and its approval is in the public interest. 

 
 

 
ATTACHMENTS   
 
1. Recommended Conditions  
2. Growth SEPP Assessment Table  
3. Oran Park Precinct DCP Assessment Table  
4. Camden Growth Centres DCP Assessment Table  
5. Architectural Plans  
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