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Attachment 1 Recommended Conditions

ORDO1

Approved Development:

This development consent approves the following development subject to and specifically
referred to in the Development Consent Conditions set out below:

» Proposed registered community sportis club, ancillary bottle shop, signage and
associated site works.

Details of Conditions:

1.0 - General Conditions of Consent

The following conditions of consent are general conditions applying to the development.

(1) Approved Plans and Documents - Development shall be carried out in accordance

with the following plans and documentation, and all recommendations made therein,
except where amended by the conditions of this development consent:

Attachment 1

Plan Reference/ Name of Plan Prepared by Date
Drawing No.
A-0101 RevD Site Plan Benson February
Mceormack 2017
A-0102 Rev D Ground Floor Benson February
Plan Mccormack 2017
A-0103 Rev E First Floor Plan Benson May 2017
Mccormack |
A-0104 Rev D Ground Floor Benson February ‘
Plan Mccormack 2017
A-0105 Rev D First Floor Plan Benson May 2017
Mccormack
A-0201 RevC Elevations Benson February
Mccormack 2017
A-0202 RevC Elevations Benson February
Mccormack 2017
A-0221 RevC Sections Benson February
N o Mccormack 2017
A-0222 RevC Sections Benson February
Mccormack 2017 |
A-1304 Rev A Driveway Section | Benson September
Mccormack 20186 ‘
1000 Rev C Cover Sheet Rienco 16 June 2017 |
Consulting |
1001 RevD Civil Works Rienco 14 June 2017 |
i Layout Plan | Consulting 2018 .
1002 Rev D Civil Works Rienco 14 June 2017
Layout Plan Consulting
1003 Rev C Drainage Rienco 16 June 2017 |
Longsections Consulting |
1004 Rev C Civil Works Rienco 16 June 2017 |
Typical Details Consulting
LPO1 Issue C Landscape Plan | Matthew 11 April 2017 |
Higginson
Landscape
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Architecture Pty
Ltd |
LP02 Issue C Landscape Plan — | Matthew 11 April 2017 |
Streetscape Higginson
Landscape
Architecture Pty
Ltd
LPO3 Issue C Landscape Plan - | Matthew 11 April 2017 |
Terraces Higginson
Landscape
Architecture Pty
Ltd |
LP04 Issue C Elevation + Matthew 11 April 2017
Schedule Higginson
Landscape
Architecture Pty
O | S Ltd [———
LP05 Issue C West Elevation Matthew 11 April 2017 |
Higginson
Landscape
Architecture Pty
Ltd |
60167 LD dwg Plan of Levels Lean Lackenby | 8 February |
Sheetfof1  |andDetails  |&Hayward ~ | 2016 |
Document Title Prepared by Date
Gregory Hills Sports Club Noise Acoustic 24 April 2017
_Impact Assessment | Dynamics
Proposed Water Sensitive Urban | Rienco 6 February
Design Measures Gregory Hills Consulting 2017
Sports Club, Gregory Hills Water
Engineering
Specialists
Crime Prevention Through Barringtons 27 September
Environmental Design Moorebank 2016
Sports Club
Social Impact Assessment Ref Design October 2016
150709.81A2 Collaborative
Traffic and Parking Assessment  Varga Traffing | 7 June 2016
Report ref 16101 Planning Pty
Ltd
Waste Management Plan " Benson October 2016
Mccormack
Bushfire Protection Assessment | Ecological 31 May 2016
Proposed Gregory Hills Sports | Australia
Club Rodeo Road, Gregory Hills
version 3
Bushfire Protection Assessment — | Ecological 16 September
Request for Additional Information | Australia 2018
Ref 16G0S_3995
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Attachment 1

Recommended Conditions

(2

(3)

4)

(5)

6)

7)

(8)

)

(10)

General Terms of Approval/Requirements of State Authorities - The general
terms of approval/requirements from state autherities shall be complied with prior to,
during, and at the completion of the development.

The general terms of approval/requirements are:
1. NSW Rural Fire Service, dated 5 April 2017,

2. NSW Police Force — Camden Local Area Command, 5 October
2016; and,

3. Endeavour Energy Email, dated 4 August 2016

Engineering Specifications - The entire development shall be designed and
constructed in accordance with Council's Engineering Specifications.

Building Code of Australia - All building work shall be carried out in accordance
with the BCA. In this clause, a reference to the BCA is a reference to that Code as in
force on the date the application for the relevant Construction Certificate is made.

Reflectivity - The reflectivity of glass index for all glass used externally shall not
exceed 20%.

Roof Mounted Equipment - All reof mounted equipment such as air conditioning
units, etc., required to be installed shall be integrated intc the overall design of the
building and not appear visually prominent or dominant from any public view.

Noxious Weeds Management - Any noxious or environmentally invasive weed
infestations that occur during or after works must be fully and continuously
suppressed and destroyed by appropriate means. New infestations must be reported
to Council.

Pursuant to the Noxious Weeds Act 71993, the applicant must at all times ensure that
any machinery, vehicles or other equipment entering or leaving the site are ciean and
free from any noxious weed material,

Earth moved containing noxious weed material must be disposed of at any approved
waste management facility and be transported in compliance with the Noxious
Weeds Act 1993,

Outdoor Lighting — The approved development must include lighting in all areas
that complies with AS 1158 and AS 4282,

No Stopping Restrictions — No stopping signs must be installed on the eastern side
of Rodeo Road along the frontage of the development from the intersection of
Gregory Hills Drive to the southem side of the patron access driveway.

Local Traffic Committee Concurrence - Installation of or changes to regulatory
signage, line marking and devices are subject to the concurrence of Council's Local
Traffic Committee on local roads, and the Roads and Maritime Services on State
roads,

These concurrences (as required) must be obtained prior to the installation of or any
changes to regulatory signage, line-marking and devices.
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(11) No Retailing — The bottle shop shall be used ancillary to the registered club.
Retailing is only permitted to the patrons of the club.

2.0 - Prior to Issue of a Construction Certificate

The following conditions of consent shall be complied with prior to the issue of a
Construction Certificate,

(1) Civil Engineering Plans - Civil engineering plans indicating drainage, roads,
accessways, earthworks, pavement design, details of line-marking, traffic
management, water quality and quantity facilities including stormwater detention and
disposal, shall be prepared in accordance with the approved plans and Council's
Engineering Design and Construction Specifications. Details demonstrating
compliance shall be provided to the Certifying Authority with the Construction
Certificate application,

A stormwater plan is to be submitted to the Cenrifying Authority prior to the
augmentation of the existing drainage system to accommodate drainage from the
approved development and to protect other property to the satisfaction of the
Certifying Authority.

Note — Under the Roads Act 7993, only the Roads Authority can approve
commencement of works within an existing road reserve.

(2) Retaining Walls - All retaining walls shall be designed and certified by a suitably
qualified structural engineer in accordance with Council's Engineering Specifications.

(3) Stormwater Detention and Water Quality - An on-site detention system and water
quality system shall be provided for the site and designed in accordance with
Council’'s Engineering Specifications.,

Where a Construction Certificate is required by this development consent, a detailed
on-site detention and water quality report refiecting the Construction Certificate plans
shall be provided to the Certifying Authority with the Construction Certificate
application.

Where a Construction Certificate is not required by this development consent, a
detailed on-site detention and water quality report reflecting the approved
development application plans and Council's Engineering Specifications shall be
provided to Council prior to works commencing.

(4) Soil, Erosion, Sediment and Water Management - An erosion and sediment
control plan shall be prepared in accordance with Council's Engineering
Specifications. Details demonstrating compliance shall be provided to the Centifying
Authority with the Construction Certificate application,

(5) Garbage Room - Plans showing the location and details of garbage room(s) and
room(s) used for the washing and storage of garbage receptacles shall be provided
to the Certifying Authority for approval. Garbage room(s) are to be constructed of
solid material, cement rendered and trowelled to a smooth even surface. Floors are
to be impervious, coved, graded and drained to an appropriate floor waste
connection. Walls are to be smooth impervious surfaces. Ventilation, pest proofing
and a hose tap must be provided.
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(6)

7

@)

(9)

(10)

(1)

(12)

Food Premises - The design, construction, fit-out, use and ongoing operation of the
food premises and/or food storage area shall comply with all applicable Acts,
Regulation, codes and standards including:

a) the Food Act 2003;

b) the Food Regulation 2015;

c) Food Standards Australia and New Zealand - Food Standards Code 2003;
d) Council's Food Premises Code;

e) AS 1668,1-2015 and 1668.2-2012;

f) the BCA; and

a) AS 4674-2004 Design, construction and fitout of food premises

Details demonstrating compliance shall be provided to the Certifying Authority with
the Construction Certificate application,

Structural Engineer’'s Details - The piers/slabs/footings/structural elements shall be
designed and certified by a suitably qualified structural engineer and shall take into
consideration the recommendations of any geotechnical report applicable to the site,
A statement to that effect shall be provided to the Certifying Authority.

Acoustic Report - The development shall be constructed in accordance with the
acoustic report titled “Gregory Hills Sports Club Noise Impact Assessment prepared
by Acoustic Dynamics, dated 24 April 2017" and the recommendations outlined in
Section 6 of the report. Details demonstrating compliance shall be provided to the
Certifying Authority with the Construction Certificate application,

Salinity — The proposed building, landscaping and associated works for the
development shall comply with the requirements of the salinity management plan
Salinity Management Plan Proposed Central Hills Business Park Gregory Hills
Development Catherine Field Project 40741.14, Rev 2, prepared by Douglas
Partners, dated January 2010".

Details demonstrating compliance shall be provided to the Certifying Authority with
the Construction Certificate application.

Detailed Lighting Plan — A detailed lighting plan shall be submitted to the Certifying
Authority with the Construction Certificate application. The plan must demonstrate
that the orientation and intensity of lighting will comply with AS 4282 and AS 1158.

Mechanical Exhaust System - Mechanical exhaust system(s) shall comply with the
BCA and AS 1668 Parts 1 and 2 (including exhaust air quantities and discharge
location points). Details demonstrating compliance shall be provided to the Certifying
Authority.

Special Infrastructure Contribution - The applicant shall make a special
infrastructure contribution (SIC) in accordance with the determination made by the
Minister administering the EP&A Act 1979 under Section S4EE of that Act and as in
force on the date of this consent. This contribution shall be paid to the Department of
Planning and Environment (DPE).
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Evidence of payment of the SIC shall be provided to Council and the Certifying
Authority.

Alternatively, the applicant must obtain written confirmation from DPE that the SIC is
not required to be paid for the approved development,

(13) Performance Bond - The applicant is to lodge a bond with Council to provide
security for works undertaken within the existing public domain in accordance with
Council’s Development Infrastructure Bonds Policy.

Note — An administration fee is payable upon the lodgement of a bond with Council.

(14) Deed of Agreement between the landowner and Council — Prior to the issue of a
Construction Certificate, a Deed of Agreement between the landowner and Camden
Council, for the demolition of the existing stormwater pipe and rock headwall unit,
and construction of a new rip rap scour protection system within the riparian corridor
in accordance with the approved plans over Lot 1 DP 1186123, 43 Healy Avenue,
Gregory Hills, must be entered into and include the following:

a) Right of access provision for the proposed works; and,
b) Compensation paid to Camden Council to an agreed amount.

The Deed of Agreement must be agreed and signed by Camden Council prior to the
issue of the Construction Certificate, Documentary evidence of the Deed of
Agreement between the landowner and Camden Council must be submitted to the
Certifying Authority,

(15) Registered Club Licence — A registered club licence must be obtained in
accordance with the Liquor Act 2007 and the Registered Clubs Act 1976 prior to the
issue of a Construction Certificate. Documentary evidence and details demonstrating
compliance shall be provided to the Certifying Authority with the Construction
Certificate application.

(18)  Sun shading devices - Sun-shading devices for all building windows facing west
must be provided,

3.0 - Prior to Commencement of Works

The following conditions of consent shall be complied with prior to any works commencing
on the development site.

(1) Public Liability Insurance - The owner or contractor shall take out a Public Liability
Insurance Policy with a minimum cover of $20 million in relation to the occupation of,
and works within, public property (i.e. kerbs, gutters, footpaths, walkways, reserves,
etc) for the full duration of the proposed works. Evidence of this Policy shall be
provided to Council and the Certifying Authority.

(2) Notice of PCA Appointment - Notice shall be given to Council at least two (2)
days prior to subdivision and/or building works commencing in accordance with
Clause 103 of the EP&A Regulation 2000. The notice shall include:
a) adescription of the work to be carried out;

b) the address of the land on which the work is to be carried out;
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ORDO1

Attachment 1

c) the registered number and date of issue of the relevant development consent,

d) the name and address of the PCA, and of the person by whom the PCA was
appointed,

e) ifthe PCA is an accredited certifier, his, her or its accreditation number, and a
statement signed by the accredited certifier consenting to being appointed as

PCA; and

f) a telephone number on which the PCA may be contacted for business
PUrposSEs.

(3) Notice of Commencement of Work - Notice shall be given to Council at least two

(2) days prior to subdivision and/or building works commencing in accordance with
Clause 104 of the EP&A Regulation 2000. The notice shall include:

a) the name and address of the person by whom the notice is being given;
b)  adescription of the work to be carried out;
c) the address of the land on which the work is to be carried out;

d)  the registered number and date of issue of the relevant development consent
and construction certificate;

e) a statement signed by or on behalf of the PCA/developer (only where no PCA
is required) to the effect that all conditions of the consent that are required to
be satisfied prior to the work commencing have been satisfied, and

f) the date on which the work is intended to commence.

(4) Construction Certificate Required - In accordance with the provisions of Section
81A of the EP&A Act 1979, construction or subdivision works approved by this
consent shall not commence until the following has been satisfied:

a) a Construction Certificate has been issued by a Certifying Authority;

b) a Principal Certifying Authority (PCA) has been appointed by the person
having benefit of the development consent in accordance with Section 10SE
of the EP&A Act 1979,

c)  if Council is not the PCA, Council is notified of the appointed PCA at least two
(2) days before building work commences;

d)  the person having benefit of the development consent notifies Council of the
intention to commence building work at least two (2) days before building
work commences; and

e} the PCA is notified in writing of the name and contractor licence number of the
owner/builder intending to carry out the approved works.

(5) Sign of PCA and Contact Details - A sign shall be erected in a prominent position
on the site stating the following:

a) that unauthorised entry to the work site is prohibited,
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(6)

(7

(8)

@)

(10)

(11)

b) the name of the principal contractor {(or person in charge of the site) and a
telephone number on which that person can be contacted at any time for
business purposes and outside working hours, and

c) the name, address and telephone number of the PCA.

The sign shall be maintained while the work is being carried out, and shall be
removed upen the completion of works.

Soil Erosion and Sediment Control - Soil erosion and sediment controls must be
implemented prior to works commencing on the site in accordance with 'Managing
Urban Stormwater — Soils and Construction ('the blue book') and any Sediment and
Erosion plans approved with this development consent.

Dilapidation Report -~ Council Property - A dilapidation report prepared by a
suitably qualified person, including a photographic survey of existing public roads,
kerbs, footpaths, drainage structures, street trees and any other existing public
infrastructure within the immediate area of the site shall be prepared. The report must
be submitted to the PCA and Council at least 2 days prior to the commencement of
works.

Should any public property or the environment sustain damage during the course of
and as a result of construction, or if the construction works put Council's assets or the
environment at risk, Council may carry out any works necessary to repair the damage
or remove the risk. The costs incurred will be deducted from the applicant's damages
bond.

Traffic Management Plan - A traffic management plan shall be prepared in
accordance with Council's Engineering Specifications and AS 1742.3. The plan must
be submitted to the PCA.

Construction Waste Management Plan - A construction waste management plan
must be prepared for all construction work on the site. The plan must incorporate the
concept of recycling and reuse where practicable, include the requirement to dispose
of material not suitable for reuse or recycling at a licenced waste facility. The plan
must be kept on site for compliance until the completion of all construction works.

Protection of Existing Street Trees - No existing nature strip, street tree, tree
guard, protective bollard, garden bed surrounds or root barrier installation shall be
disturbed, relocated, removed or damaged during earthworks, demolition, excavation
(including any driveway installation), construction, maintenance and/or establishment
works applicable to this consent, without Council agreement and/or consent

The protection methods for existing nature strip, street tree, tree guard, protective
bollard, garden bed surrounds or root barrier installation during all works approved by
this development consent shall be installed in accordance with AS 4970-2009
Protection of Trees on Development Sites.

Sydney Water Approval — A building plan approval must be obtained from Sydney
Water Tap in to ensure that the approved development will not impact Sydney Water
infrastructure. A copy of the building plan approval receipt from Sydney Water Tap in
must be submitted to the PCA.

Please refer to the website www. sydneywater.comau — Plumbing, building &
developing — Sydney Water in or telephone 13 20 92
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(12) Construction Noise Management Plan — A construction noise management plan
shall be provided to the PCA and include the following:
a) noise mitigation measures;
b) noise and/or vibration monitoring,
c) use of respite periods;
d) complaints handling; and
e) community liaison and consultation.
4.0 - During Works

The following conditions of consent shall be complied with during the construction phase of
the development.

)

2)

3

4

Construction Hours - All work (including delivery of materials) shall be restricted to
the hours of 7.00am to 5.00pm Monday to Saturday inclusive, Work is not to be
carried out on Sundays or Public Holidays.

Traffic Management Plan Implementation - All traffic management procedures and
systems identified in the approved traffic management plan shall be introduced and
maintained during construction of the development to ensure safety and to minimise
the effect on adjoining pedestrian and traffic systems,

Site Signage - A sign shall be erected at all entrances to the subdivision site and be
maintained until the subdivision has been registered with Land and Property
Information. The sign shall be constructed of durable materials, be a minimum of
1200mm x 900mm, and read as follows:

“‘WARNING UP TO $8,000 FINE. It is illegal to allow soil, cement slurry or other
building matenials to enter, drain or be pumped into the stormwater system. Camden
Council (02 4654 7777) - Solution to Pollution.”

The wording shall be a minimum of 120mm high and the remainder a minimum of
60mm high. The warning and fine details shall be in red bold capitals and the
remaining words in dark coloured lower case letters on a white background,
surrounded by a red border.

Site Management - The following practices are to be implemented during construction;

a) stockpiles of topsoil, sand, aggregate, spoil or other material shall be kept
clear of any drainage path, easement, natural watercourse, kerb or road
surface and shall have measures in place to prevent the movement of such
material off site,

b) builders operations such as brick cutting, washing tools, concreting and
bricklaying shall be confined to the building allotment.  All pollutants from
these activities shall be contained on site and disposed of in an appropriate
manner,
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(5)

(6)

()

(8)

c) waste shall not be burnt or buried on site or any other properties, nor shall
wind-blown rubbish be allowed to leave the site. All waste shall be disposed
of at a licenced waste disposal facility,

d) a waste control container shall be located on the site;

e) all building matenals, plant, equipment and waste control containers shall be
placed on the building site. Building materials, plant and equipment (including
water closets), shall not to be placed on public property (footpaths, roadways,
public reserves, etc);

f) toilet facilities shall be provided at, or in the vicinity of, the work site at the rate
of 1 toilet for every 20 persons or part thereof employed at the site. Each toilet
shall:

i) be a standard flushing toilet connected to a public sewer; or

i) have an on-site effluent disposal system approved under the Local
Government Act 1993, or

iii) be a temporary chemical closet approved under the Local Government
Act 1993

Removal of Waste Materials - Where there is a need to remove any identified
materials from the site that contain fillrubbish/asbestos, the waste matenal shall be
assessed and classified in accordance with the NSW EPA Waste Classification
Guidelines 2014 (refer to:  www.epa nsw.gov.au/wastereguiation/classify-

guidelines.htm)

Once assessed, the materials shall be disposed of to a licensed waste facility
suitable for that particular classification of waste. Copies of tipping dockets shall be
retained and supplied to Council upon request.

Hazardous Building Materials Assessment - All works (including demolition and
materials handling, storage, fransport and disposal) shall be undertaken in
accordance with the requirements outlined in the hazardous building material
assessment. All material not suitable for recycling or reuse must be disposed of at a
licenced waste facility authorised to accept that waste.

Compliance with BCA - All building work shall be carried out in accordance with the
requirements of the BCA.

Excavations and Backfilling - All excavations and backfilling associated with this
development consent shall be executed safely, and be properly guarded and
protected to prevent them from being dangerous to life or property, and in
accordance with the design of a suitably qualified structural engineer.

If an excavation extends below the level of the base of the footings of a building on
an adjoining allotment, the person causing the excavation shall:

a) preserve and protect the building from damage;
b) if necessary, underpin and support the building in an approved manner; and

c) give at least seven (7) days notice to the adjoining owner before excavating,
of the intention to excavate.
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E)

(10)

(11)

(12)

The principal contractor, owner builder or any person who needs to excavate and
undertake building work, shall contact “Dial Before You Dig" prior to works
commencing, and allow a reasonable period of time for the utilities to provide
locations of their underground assets.

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

Noise During Work - Noise levels emitted during works shall be restricted to comply
with the construction noise control guidelines set out in Chapter 171 of the NSW
Environment Protection authority’s Environmental Noise Control Manual,

Location of Stockpiles - Stockpiles of soil shall not be located on / near any
drainage lines or easements, natural watercourses or water bodies, footpath or
roadway without first providing suitable protective measures adequate to protect
these water bodies. All stockpiles of contaminated materials shall be suitably covered
to prevent dust and odour nuisance.

Disposal of Stormwater - Water seeping into any site excavations is not to be
pumped into the stormwater system unless it complies with relevant EPA and
ANZECC standards for water quality discharge.

Fill Material (VENM) - Prior to the importation and/or placement of any fill material on
the subject site, a validation report and sampling location plan for such material must
be provided to and approved by the PCA.

The validation repert and associated sampling location plan must:

a) be prepared by a person with experience in the geotechnical aspects of
earthworks; and

b) be endorsed by a practising engineer with Specific Area of Practice in
Subdivisional Geotechnics; and

c) be prepared in accordance with;
Virgin Excavated Natural Material (VENM):

i) the Department of Land and Water Conservation publication "Site
investigation for Urban Salinity;" and

i) the Department of Environment and Conservation - Contaminated
Sites Guidelines "Guidelines for the NSW Site Auditor Scheme
(Second Edition) - Soil Investigation Levels for Urban Development
Sites in NSW."

d) confirm that the fill material;

i) provides no unacceptable risk to human health and the environment;
i) is free of contaminants;

iii) has had salinity characteristics identified in the report, specifically the
aggressiveness of salts to concrete and steel (refer Department of
Land and Water Conservation publication "Site investigation for Urban
Salinity"),
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(13)

(14)

(15)

(18)

iv) is suitable for its intended purpose and land use; and
v) has been lawfully obtained.

Sampling of VENM for salinity of fill volumes:

e) less than 8000m? - 3 sampling locations; and

f) greater than 6000m® - 3 sampling locations with 1 extra location for each
additional 2000m® or part thereof.

For @) and f} a minimum of 1 sample from each sampling location must be provided
for assessment.

Sampling of VENM for contamination and salinity must be undertaken in accordance
with the following table:

Classification of Fill No of Samples Volume of Fill (m”)
Material Per Volume
Virgin Excavated Natural 1 1000
Material (see Note) or part thereof

Note — Where the volume of each fill classification is less than that required above, a
minimum of 2 separate samples from different locations must be taken.

Offensive Noise, Dust, Odour and Vibration - All work shall not give rise to
offensive noise, dust, odour or vibration as defined in the Protfection of the
Environment Operations Act 1997 when measured at the property boundary.

Erosion and Sedimentation Control - Soil erosion and sedimentation controls are
required to be maintained for the duration of the works. The controls must be
undertaken in accordance with version 4 of the Soils and Construction — Managing
Urban Stormwater manual (Blue Book).

Soil erosion and sediment control measures shall only be removed upon completion
of the works when all landscaping and disturbed surfaces have been stabilised (for
example, with site turfing, paving or re-vegetation).

Unexpected Finds Contingency (General} - Should any suspect materials
(identified by unusual staining, odour, discolouration or inclusions such as building
rubble, asbestos, ash material, etc.) be encountered during any stage of works
(including earthworks, site preparation or construction works, etc.), such works shall
cease iImmediately until a qualified environmental specialist has be contacted and
conducted a thorough assessment.

In the event that contamination is identified as a result of this assessment and if
remediation is required, all works shall cease in the vicinity of the contamination and
Council shall be notified immediately

Where remediation work is required, the applicant will be required to obtain consent
for the remediation works.

Salinity Management Plan - All approved development that includes earthworks,
imported fill, landscaping, buildings and associated infrastructure must be carried out
or constructed in accordance with the management strategies as contained within the
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report titled “Salinity Management Plan Proposed Central Hills Business Park
Gregory Hills Development Catherine Field Project 40741.14, Rev 2, prepared by
Douglas Partners, dated January 20107,

(17) Approved and Prepared Plans and Reports to be Complied With - All plans and
reports approved by, and required to be prepared by this development consent, must
be complied with.

5.0 - Prior to Issue of an Occupation Certificate

The following conditions of consent shall be complied with prior to the issue of an
QOccupation Certificate.

(1) Positive Covenant — OSD / On Site Retention / Water Quality Facility - A positive
covenant shall be created under Section 88E of the Conveyancing Act 1919
burdening the owner(s) with a requirement to maintain the on-site detention, water
quality facility and on-site retention/re-use facilities on the property, prior to the issue
of an Occupation Certificate.

The terms of the Section 88E instrument with positive covenant shall include the
following:

a) the Proprietor of the property shall be responsible for maintaining and keeping
clear all pits, pipeline s, trench barriers and other structures;

b) the proprietor shall have the facilities inspected annually by a competent
person,

c) the Council shall have the right to enter upon the land referred to above, at all
reasonable times to inspect, construct, install, clean, repair and maintain in
good working order the facilities; and

d) The registered proprietor shall indemnify the Council and any adjoining land
owners against damage to their land arising from the failure of any component
of the OSD and OSR, or failure to clean, maintain and repair the OSD and
OSR.

The proprietor or successor shall bear all costs associated in the preparation of the
subject Section 88E instrument. Proof of registration with Land and Property
Information shall be provided to and approved by the PCA prior to the issue of an
Occupation Certificate.

(2) Stormwater — Plan of Management (POM) - The registered proprietor of the land
shall prepare a Plan of Management (POM) for the on-site detention facilities. The
POM shall set out all design and operational parameters for the detention facilities
including design levels, hydrology and hydraulics, inspection and maintenance
requirements, and time intervals for such inspection and maintenance. The POM
shall be provided to the PCA for approval

(3) Completion of Road Works - All approved road, footpath and/or drainage works,
including vehicle crossings, have been completed in the road reserve in accordance
with the Roads Act Approval.

(4) Reinstate Verge - The applicant shall construct and/or reconstruct the unpaved
verge area with grass, species and installations approved by Council.
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(5)

(6)

(7

G

@

(10)

(11)
(12)

(13)

(14)

Waste Management Plan - The PCA shall ensure that all works have been
completed in accordance with the approved waste management plan referred to in
this development consent.

Waste Collection Contract - The building owner shall ensure that there is a contract
with a licensed contractor for the removal of all waste. A copy of the contract is to be
held on the premises at all times.

Storage Of Waste Qil - The premises shall contain adequate holding facilities for the
reception of waste oil and a contract for the recycling of this oil shall be provided to
the PCA,

Indemnity Agreement — The strata body corporate or community association must
have an indemnity agreement in place with Council before occupation and before
waste collection will occur from private roads.

Food Premises - The following notifications shall occur;

a) Council shall be notified that the premises is being used for the preparation,
manufacture or storage of food for sale and an inspection of the completed fit
out is to be conducted. A 'Food Business Registration' form can be found on
Council’s website; and

b) the NSW Food Authority shall be notified and a copy of the notification shall
be provided to Council, Nofification can be completed on the NSW Food
Authority website,

Occupation Certificate Required- An Occupation Certificate shall be obtained prior
to any use or occupation of the development.

Fire Safety Certificates - A Fire Safety Certificate shall be provided to the PCA in
accordance with the requirements of the EP&A Regulation 2000,

Compliance Certificate - Once the installation of the mechanical ventilation system
is completed, a Certificate of Compliance prepared by a suitably qualified mechanical
engineer with details of tests carried out shall be provided to the PCA. Verification
shall be provided that the air handling system as installed has been tested and
complies with the approved plans and specifications, including ventilation
requirements and fire precautions.

Compliance with Acoustic Requirements - Documentary evidence shall be
provided to the PCA confirming the building/s has been constructed in accordance
with the approved acoustic report Gregory Hills Sports Club Noise Impact
Assessment prepared by Acoustic Dynamics, dated 24 April 2017" and the
recommendations outlined in Section 6 of the report

Mechanical Exhaust System - A Certificate of Compliance prepared by a suitably
qualified engineer confiming that the mechanical exhaust systems have been
designed, constructed and installed in accordance with the relevant requirements of
Clause F4.12 of the BCA and AS1668 Parts 1 and 2, shall be provided to the PCA.
Certification shall be provided that the air handling system as installed has been
tested and complies with the approved plans and specifications, inciuding ventilation
requirements and fire precautions.
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(15)

(18)

(17)

On-Site Detention — Certification of On-site Detention Works - Prior to the issue of
Occupation Certificate, a certificate prepared by a suitably qualified engineer shall be
submitted to the Principal Certifying Authority certifying the following: -

(a) The works having been constructed in accordance with the approved plans.

(b) The constructed On-site Detention system will function in accordance with the
approved Construction Certificate plans.

(c) Any variations from the approved drainage plans will not impair the
performance of the On-site Detention system.

Works As Executed Plan - Works As Executed Plans shall be prepared and
provided in accordance with Council's Engineering Specifications.

Digital data must be in AutoCAD .dwg or .dxf format, and the data projection
coordinate must be in (GDAS4. MGA zone 58),

Services - Certificates and/or relevant documents shall be obtained from the
following service providers and provided to the PCA;

a) Energy supplier — A Notice of Arrangement for the provision of distribution of
electricity from Endeavour Energy to service the proposed development,

b) Telecommunications — Evidence demonstrating that satisfactory
arrangements have been made with a telecommunications carrier to service
the proposed development; and

c) Water supplier - A Section 73 Compliance Ceriificate demonstrating that
satisfactory arrangements have been made with a water supply provider to
service the proposed development.

6.0 - Ongoing Use

The following conditions of consent are operational conditions applying to the development.

(1

()

(3)

4)

Manoeuvring of Vehicles - All vehicles shall enter and exit the site in a forward
direction,

Parking - Signage (Loading docks) - Proposed parking areas, service bays, truck
docks, driveways and turning areas shall be maintained clear of obstructions and be
used exclusively for purposes of car parking, loading/ unloading, and vehicle access
respectively for the life of the development. Under no circumstances are such areas
to be used for the storage of goods or waste materials.

Disposal of Waste Qil and By-Products - All waste oil, grease and associated
products shall be transferred to a waste disposal depot or recycling facility, approved
for the reception of such materials by an appropriate liquid waste contractor.

All waste disposal shall be in accordance with the EPA's waste tracking
requirements. Under the waste tracking requirements all documentation relating to
waste disposal shall be kept for 4 years. This documentation shall be made available
at the request of Council

Maintenance of Landscaping - Landscaping shall be maintained in accordance with
the approved landscape plan.
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5

)

()

8

(9

Landscaping Maintenance Establishment Period - Commencing from the date of
practical completion, the applicant will have the responsibility to establish and
maintain all hard and soft landscaping elements associated with this consent.

The 12 month maintenance and estabiishment period includes the applicant's
responsibility for the establishment, care and repair of all landscaping elements
including all street tree installations, plantings, lawn and hardscape elements
including paths, walls, bins, seats, BBQs, shelters, playground equipment and soft
fall treatments.

The date of practical completion is taken to mean completion of all civil works, soil
preparation and treatment and initial weed control, and completion of all planting, tum
instaliation, street tree installation and mulching.

At the completion of the 12 month landscaping maintenance and establishment
period, all hard and soft landscaping elements (including any nature strip and road
verge areas, street trees, street tree protective guards and bollards, etc) shall be in
an undamaged, safe and functional condition and all plantings have signs of healthy
and vigorous growth.

At the completion of the maintenance and establishment period, the landscaping
works shall comply with the approved landscape plans and all improvements be in
full working order

Food Premises - All equipment (including pie warmers, hot food display units, etc)
used for the display or storage of hot food shall maintain the food at a temperature of
not less than 60°C.

All equipment used for the display or storage of cold food shall maintain the food at a
temperature of not more than 5°C.

A food business must, at food premises where potentially hazardous food is handled,
have a temperature measuring device ( eg probe thermometer ) that:

a) Is readily accessible; and

b) Can accurately measure the temperature of potentially hazardous food
to +/-10C

A suitable waste contractor(s) must be engaged for the removal of wastes generated

at the premises. All bins and waste storage facilities at the premises are to be sealed

and emptied on a regular basis to prevent odour, vermin and fire hazards from

oceurring.

Offensive Noise - The use and occupation of the premises including all plant and
equipment shall not give rise to any offensive noise within the meaning of the
Protection of the Environment Operations Act 1997 and shall comply with the NSW
Industrial Noise Policy 2000 {(as amended).

Number of Employees - The number of people working on the premises shall not
exceed 50 staff at any given time.

Removal of Graffiti - The owner/manager of the site is responsible for the removal
of all graffiti from the building and fences within 48 hours of its application
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(10) Hours of Operation - The property is only to be open for business and used for the
purpose approved within the following hours:

Day | Hours of Operation
oo . ClubOperatingHours
-Sunday to Wednesday 1 10:00am to 11.00pm
Thursday | 10:00am to Midnight

Friday 10:00am to 3:00am

Saturday 10:00am to 2:00am

Restaurant Closing Times

Sunday to Thursday 9:00pm

Friday to Saturday 9:30pm

(11) Loading to Occur on Site - All loading and unioading operations are to be carried
out wholly within the building/site.

The loading dock (if provided) shall be used for loading and unloading operations in
connection with the approved use.

(12) Occupant Capacity - The capacity of the club is restricted to @ maximum of 1,712
patrons at any one time. A notice is to be displayed in the premises stating that: the
maximum total occupancy of the premises allowed by this consentis 1,712 persens.

(13) Approved Signage Maintenance - The approved sign(s) shall be maintained in a
presentable and satisfactory state of repair. Where illumination has been approved,
the level of illumination and/or lighting intensity used to illuminate the sign/s shall
comply with AS 1158 and AS 4282,

(14) Driveways to be Maintained - All access crossings and driveways shall be
maintained in good order for the life of the development.

(15) Amenity - The approved development shall be conducted and patrons controlled at
all times so that no interference occurs to the amenity of the area, the footpath,
adjoining occupations or residential/business premises

Reasons for Conditions:

(1) To ensure that the development complies with statutory requirements including the
Environmental Planning and Assessment Act 1979, the Environmental Planning and
Assessment Regulation 2000, the Building Code of Australia and applicable
Australian Standards.

(2) To ensure that the development meets the aims, objectives and requirements of the
environmental planning instruments, development controls plans, Council policies
and Section 94 contribution plans that apply to the site and development

(3) To ensure that the development complies with the submitted plans and supporting
documentation.

(4) To ensure that the development will be constructed/operated in a manner that will
minimise impacts upon the environment.

Advisory Conditions:
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nil
Responsibility for Other Approvals / Agreements

The applicant is solely responsible for ensuring that all additional consents and agreements are
obtained from other authorities, as relevant.

Appeals
The applicant has the right to appeal to the Land and Environment Court under Section 97 of
the Environmental Planning and Assessment Act, 1979. The right to appeal is only valid for

a development application within 6 months after the date on which the applicant received
this notice.

Appeals - Third Party

A third party right to appeal to this development consent is available under Section 123,
subject to Section 101, of the Environmental Planning and Assessment Act, 1979

Determination Review

If you are an applicant and you are dissatisfied with the determination, you may within 6
months from the date of determination, request Council, in writing, to review the
determination.

Legal Notices

Any advice or notice to the consent authority shall be served on the General Manager of
Camden Council.
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Turner Road DCP Figures

Figure 2 of Turner Road DCP 2007 - Indicative Layout Plan

——

lTURNER ROAD PRECINCT § 15
INDICATIVE LAYOUT PLAN
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Turner Road DCP Figures

Figure 24 of Turner Road DCP 2007 — Asset Protection Zones

Asset Protection Zones
— o Precinct boundary
15m APZ
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Turner Road DCP Figures

Part B3 Figure 1 of Turner Road DCP 2007 — The Turner Road Employment
Area

] TURNER ROAD
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Social Impact Assessment

DESIGN COLLABORATIVE
Pty Limited

ABN 36 002 126 564
ACN 002 126 854
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1. INTRODUCTION

1.1 PURPOSE

Capital Syndication (the applicant) has lodged a development application (/4-
648.1.2016) with Camden Council (the Council) seeking consent for ‘a licensed
community club and surface car-park’ (the proposed development) on Lot 1000, DP
1214963 (rhe site).  The site is located on the southern side of the junction of Gregory
Hills Drive and Rodeo Road in the Central Hills Business Park, Gregory Hills. The
applicant is acting on behalf of the Moorebank Sports Club Ltd, 230 Heathcote Road,
Hammondville (the Club),

The Club proposes to operate the proposed development as a satellite club and intends
applying for a club licence, issued under the Liquor Act 2007, for the proposed
development and for the right to keep gaming machines in the premises under the
Gaming Machines Act 2000 when the development application is approved. It will also
seek to install facilities for the TAB and Keno in the proposed development

This Social Impact Assessment (S/4) has been prepared at the request of the applicant to
assist the Council in its assessment of DA-648 1/2016.

The Council’s Policy Nol 21- Liguor Act Applications, Development Applications for
Liguor Premises and All Developmenis with Social Impact — refers to the possible need
to prepare and submit an SIA with any development application which will entail an
application under the Liquor Act. The Policy defines social impact as “the likely impacis
a development will have on the day-to~day life of persons and communities™ and it refers
to a variety of matters which ought to be considered in assessing that impact.

This SIA addresses the matters mentioned in that Policy,

1.2 THE PROPOSED DEVELOPMENT

The site 1s located in the northeastern corner of the Gregory Hills Business Park. It has
an area of 1.399 hectares with frontages of about 70 metres to Gregory Hills Drive and
100 metres to Rodeo Road. It is bounded on the east by a riparian reserve (open space
along a natural watercourse) and on the south by privately owned land.

The applicant is seeking consent on behalf of the Club (which owns the site) to erect a
clubhouse elevated above a level of car-parking which, together with more parking in the
open air would provide space for 239 vehicles.  The gross floor area of the clubhouse
would be 3,169 sqm of which 640 sgm would be at ground level and 2,522 sqm at first
floor level

The floor space at ground level would be primarnly devoted to reception space with a
small lounge and small bottle shop together with back-of-house facilities including a
loading dock. Access would be provided to the upper level by escalators and lifts.

On the upper level, there would be both indoor and outdoor spaces for drinking, dining
and gaming plus a children’s play room and more back-of-house facilities including
sanitary facilities, a commercial kitchen and office space.

Social [mpact Assessment Oriober 2016
Moorehank Sports Clob - Gregory Hhlis 3 Rel® 150700 SIA2

Attachments for the Ordinary Council Meeting held on 27 June 2017 - Page 36



Attachment 5

Social Impact Assessment

Design Collaborative Pty Ltd

Based on the density provisions of the BCA, the proposed development would contain
sufficient space to accommodate some 2,500 persons including up to 150 staff. It is not
likely to accommodate that number at any time. The maximum number of patrons in the
proposed development at peak periods (Friday and Saturday evenings) is unlikely to be
more than 1200

The applicant is seeking consent for the proposed development to operate between the
following hours:

Sunday to Wednesday 10 am tol1 pm

Thursday 10 am to midnight

Friday 10 am to 3 am the following day
Saturday 10 am to 2 am the following day

It is the Club’s intention to provide some entertainment in the proposed development by
placing a moveable dais, from time to time, in a lounge on the upper floor. The
entertainment is likely to be confined to small ensembles, comedians and the like.

1.3 THECLUB

The Club was formed in 1970 to foster junior sport in the Moorebank/Holsworthy/
Hammondville area which was then becoming suburbanized It fielded its first junior
teams in that year, In 1975, the Liverpool City Council permitted the Club to use
Hammondville Park’s soccer fields as its home grounds. In 1981, the Club became
incorporated under the Registered Clubs Act and in, in 1984, it opened its clubhouse on
Heathcote Road, Hammondville. In 2010 -11, the clubhouse was given a major facelift
so that it now provides a large, family-friendly, inviting environment often called t/e
Hub of the communiiy.

The Club had over 15.000 members at 30 June 2015. is growing in membership and is
operating profitably.

The Club’s objectives are to encourage, foster and promote sport with the function of the
board, management and staff to serve the best interests of creating a legacy of strong
local sport in the area. The Club intends to pursue those objectives in its operation of the
proposed development for the benefit of the developing suburbs in the Camden Local
Governmenlt Area

1.4  THE AUTHOR

This SIA has been prepared by George W Smith, a consultant at Design Collaborative
Pty Lid (D2C), planning and development consultants, who has been preparing SIAs and
similar documents to satisfy the requirements of the Environmental Planning and
Assessment Act, the Liquor Act and the Gaming Machines Act for over 20 years. Mr
Smith is familiar with the Camden area having undertaken consulting work in it for over
40 years with one of his first involvements being gaining approval for what is now
Lockie’s Hotel at Leppington.
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2. THE CONTEXT

The proposed development is located in the Central Hills Business Park which, together
with the adjoining Gregory Hills Corporate Park, is the largest area of land yet zoned to
accommodate employment in the South Western Growth Centre which extends from
Narellan, north to Liverpool, and which is planned to accommodate some 300,000
people when it is fully developed. Areas in the Camden Local Government Area,
currently released, or being prepared for release, for development could house around
150,000 when fully developed.

Development in the Business and Corporate Parks is progressing rapidly. That
development is diverse, ranging from an already established pub, through a variety of
commercial and industrial premises, to proposed hospitals, It is anticipated that the Parks
will provide employment opportunities for several thousand workers,

The site occupies the northeastern corner of the Business Park. The land to its east,
north-east and south-east is developed with housing while the land to the north, west and
south is being developed for non-residential purposes.

While the physical impacts of the proposed development would be largely confined to a
relatively limited area, its social impacts are likely to be felt over a much wider area.

It seems likely that - in the medium to long term - the bulk of the membership of the
proposed satellite club would be drawn from across the southern parts of the Growth
Centre as well as from already developed suburbs nearby, The latter would include
Narellan, Mt Annan, Spring Farm, Currans Hill and Harrington Park as well as the still
developing suburbs of Gregory Hills, Gledswood Hills and Oran Park and the proposed
suburb of Catherine Field. When the construction of Gregory Hills Drive is completed,
providing a direct link to Campbelltown, it is reasonable to expect some members of the
proposed club could live in that City.

The resident population of the area from which membership is likely to be drawn, is
already large and is growing rapidly. That is exemplified by Gregory Hills where, at the
time of the 2011 Census, only 11 people were recorded but where there is now a
population estimated to be in the order of 3.000. A similar situation prevails in
Gledswood Hills, the suburb directly to the north of the proposed pub, where the
population is probably about 2,000. Those two suburbs are planned to house 11,000
people when fully developed.

West of Camden Valley Way, there has been recent growth in the northeastern part of the
older suburb of Harrington Park while, further away to the northwest, there is the
growing suburb of Oran Park. In addition, land sufficient to accommodate a population
in the order of 7,500 has been released at the southern end of Catherine Field.

Thus the area around the proposed club, from which it could be expected to draw its
members, probably, has a population in excess of 40,000, a figure which is increasing
rapidly. When the results of the 2016 Census emerge in 2017, the size of the population
in the area will become clearer although, as there will have been several months of
growth between the date of the Census and the release of the results, the actual
population will be even greater.
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Because of the recent origins of the suburbs from which members are likely to be drawn,
there is little data available about the characteristics of the populations they house.
However, it seems reasonable to infer that the recently arrived, and arriving, populations
exhibit much the same characteristics as the populations of other newer suburbs of
Camden. Looking at four of those suburbs - Harrington Park, Currans Hill, Mount
Annan and Spring Farm — which had a total population of almost 25,000 in 2011, from
Quickstats, their populations exhibited the following fairly uniform characteristics:

i) Their median ages were well below the State’s 38 years, ranging from 33
in Harrington Park to 27 in the most recently developed. Spring Farm,

i) The average numbers of persons per household were higher than the
State’s (2.7) except in Spring Farm which also recorded 2.7. Harrington
Park recorded the highest at 3 4;

iii)  About 80% of the populations were born in Australia, a percentage similar
to the State’s 78.6%:;

iv) Unemployment levels were well below the State level,

v) The percentages of the workforces in professional or managerial
occupations were markedly lower than the State's (36,2%) being lowest in
Currans Hill (26.5%) and highest in Harrington Park (32.3%);

vi)  The percentages who described their occupations as labourers were
generally lower than the State’s (8.7%) although, in Currans Hill, the
percentage was also 8.7%,

vil)  Median weekly incomes were generally higher than those of either the
Camden LGA or the State’s as the table below illustrates:

Personal Family Household
Harrington Park 8770 $2127 $2124
Currans Hill $763 $1727 $1669
Mount Annan $784 $2053 S$1937
Spring Farm $908 $2003 $1911
Camden LGA $690 $1865 $1727
NSwW $561 $1477 $1237

viii)  Median monthly mortgage repayments are higher than the State’s ($1993)
ranging from $2167 in Currans Hill to $2500 in Harrington Park

From these data, it seems reasonable to infer that the population moving into area
near the proposed development will generally consist of younger, first-home buyers
who have (or plan to have) families. They tend to be upwardly mobile with many
being employed in middle income occupations.

The area around the proposed development is part of the ‘mortgage belt” with
mortgage repayments levels being sufficiently high to generate some concern about
housing stress. However, as might be expected in an area where the provision of
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housing finance is dependent on employment and income prospects, unemployment
was low and median household incomes substantial. The latter is probably the result
of there often being more than one income earning person in each household.

Another charactenistic of the recently developed suburbs was a high level of motor
vehicle ownership,

There is no data available about the characteristics of the people who will make up
the future workforce in the two Parks but they are likely to be employed in both white
and blue collar occupations. The likely emergence of the Parks as a significant
regional hospital and health centre suggests that the many may tend to be in the white
collar portion of the workforce.

3. EXISTING CLUBS

The South West Growth Centre is not without established registered clubs, there being
two lying to the north of the site: the Lakeside Golf Club in Raby Road and the Camden
Valley Country Club in Catherine Field (now Gledswood Hills). Measured in straight
lines, these clubs are 3.2 and 1.4 kms from the site, respectively. Each was established
before the Growth Centre was envisaged, at times when the surrounding area was rural in
character. The Country Club was originally a golf club and Lakeside remains a golf club.
Each encountered financial difficulties which resulted in them being taken over by
Western Suburbs Leagues (Campbelltown) Ltd.

The Country Club was founded in 1964 as a golf resort but its golf course is now
developed as part of the housing estates in Gledswood Hills. It has devolved into a social
club which will soon be surrounded by suburbia. There are reported to be plans to
expand it by adding serviced apartments but it is unclear whether or not that proposal has
development consent.

The Lakeside Golf Club, off Raby Road, became registered about 2010, [t states that it
intends to maintain its golf course but also has plans for a major expansion of its
clubhouse and the addition of a 60 room motel. Again, it is unclear how far that proposal
has progressed.

There are three other clubs in the Camden Local Government Area — the Camden Golf
Club at Studley Park, just south of Narellan; the Camden RSL Club and the Camden
Sports Club, both of which are in Camden. Each of these clubs was established long
before the Growth Centre was envisaged

None of these clubs serves as a good model against which to judge the potential social
impact of the proposed development due to their ages, locations or characteristics as the
proposed satellite club would provide a new facility serving a new community (just as
the Club did when it was established in Hammondville). However, there is little
evidence that the existing clubs have significant adverse social impacts on the Camden
community,

The most recent Crime Maps produced by BOCSAR indicate that the existing clubs —
apart from the two in Camden — are not in hotspots for incidents of the types of crimes
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usually associated with the excessive consumption of alcohol — domestic violence
assaults, non-domestic violence assaults and malicious damage to property. The two
clubs in Camden are in a minor hotspot for assaults.

One reason for that is that the Camden Local Government Area as a whole does not
experience high levels of those crimes.

Under the Gaming Machines Act, the Independent Liquor and Gaming Authority is
charged with the responsibility of classifying local government areas in NSW into one of
three ‘bands’ based on socio-economic characteristics of their populations, the density of
gaming machines and its records of expenditure on gaming machines. The Camden
Local Government Area has been placed in Band 1. That is to say, it is an area where the
Authority considers that gaming machines pose little or no threat to the well-being of the
community.

Section 209 of the Gaming Machine Act prohibits councils from refusing, or placing
conditions relating to gaming machines on, development applications because the
proposed development envisages having gaming machines

4. SOCIALIMPACTS

There is no reason to anticipate that the proposed club would have any greater adverse
crime impacts than the existing clubs.  Because it has been designed and will be operated
in manners intended to reduce potential problems, its impacts ought to be lower.

In Council’s Policy No. 1.21, the following topics are mentioned:

i) Responsible service practices: The liquor and gaming machine legislation
requires those involved with the sale, supply and service of alcohol or the
provision of gaming to be appropriately certificated to be engaged in those
activities. The secretary/manager of the proposed satellite club will be, by
law, responsible for ensuring that all employees on duty are appropriately
qualified and supervised at all times. In addition, the proposed club —as a
satellite club — will operate under the auspices of the Club at
Hammondville which has established procedures relating to responsible
service and will require them to be implemented at its satellite club;

i) Noise affecting residents: The nearest residents are those living along
Donovan Boulevard and Discovery Circuit in Gregory Hills and along
Heritage Way in Gledswood Hills, all of which are about 150 metres from
the site. When it is granted a club licence under the Liquor Act, that
licence will be conditioned to require the proposed development to be
operated in accordance with the standard, so-called LAB/ILGA, noise
condition. Compliance with that condition would mean that noise from
entertainment or like activities in the proposed development would not
adversely aftect the aural environment of any resident
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ii1)

iv)

The noise impact assessment, prepared by Acoustic Dynamics, concludes
that noise from activities in the clubhouse would not disturb the nearby
residents.

Noise from traffic generated by the club could be another source of noise
nuisance and the management should implement measures to ensure that
noise - such as from patrons slamming car doors and accelerating out of
the park — were adequately controlled late at night in order to protect the
amenity of nearby residents That is likely to require the exhibition of
signs requesting people to leave the site as quietly as possible and not to
linger around it. It may also require the employment of security personnel
in the parking area.

Waste; All wastes will be collected and stored within the building and
will be removed by licensed contractors or Council. Wastes will be sorted
as they accumulate in order to allow re-cycling wherever possible;

Anti-social behavior:  The proposed development will be appropriately
staffed to ensure that anti-social behavior by patrons on the premises is
avoided. In addition, each night from 8 pm until after the club closes, a
qualified security guard will be stationed at the club to assist its ordinary
staff to ensure quiet and good order is maintained. When entertainment is
provided, additional security guards will be employed at the industry-
accepted rate of 1 per 100 persons anticipated to be in attendance. If
trading experience shows that, even without entertainment, numbers in
attendance in the evenings regularly exceed 150, an additional security
guard will be on duty while the number present exceeds 150.

Among the duties of staff and guards will be advising patrons to leave
quietly, particularly, towards closing times and to do so promptly.

In addition, the club will have a comprehensive CCTV system providing
both real-time and recorded surveillance of its interior and its surrounds,
including the car park which should assist in deterring anti-social behavior
which could disturb the amenity of the neighbourhood.

Another factor influencing the potential for anti-social behavior will be
the nature of the club’s clientele. Given the charactenistics of the local
population which will probably contain a sizeable proportion of young
families in the evenings and at weekends while, during daytime on
weekdays at least, that clientele is likely to contain a significant
proportion of business people from the Business and Corporate Parks,
Neither of these classes of clientele is usually associated with significant
levels of anti-social behavior

Traffie: The site is located in a non-residential area and almost all of the
traffic the proposed development will generate is likely to use Gregory
Hills Drive which is designated as a sub-arterial road and. when extended
to Campbelitown, may be classified as a State Road. Other traffic may
use streets in the Corporate Park. The contribution to the volume of
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vi)

vii)

viii)

traffic on that Drive which the proposed club may make is likely to be
quite minor. That 4-lane road has ample capacity to cope with the traffic
the proposed development may generate. In these circumstances, traffic
should not create any adverse social impact.

Sensitive land-uses: It appears likely that there will be sensitive land-uses
close to the site. The closest would be the approved Gregory Hills
Hospital which abuts the site on the south. While primarily a day surgery
facility, it appears that it may have some patients who will stay overnight.
The principal impact which the proposed development would have on that
hospital seems likely to be noise from the parking area. The hospital will
be air-conditioned and that may attenuate any untoward noise to an
acceptable level.

The proposed Camden Private Hospital’s site faces Heritage Way in
Gledswood Hills but extends north from Gregory Drive. It is understood
that the southern part of that site is to be developed with a health centre
containing consulting and like rooms. Such a building would be a less
sensitive receptor than the hospital which would lie further from the site
and thus less likely to be affected by noise.

Council’s Policy lists child care centres as a sensitive land-use.  Such a
centre exists on Lasso Road and is more or less opposite the site across
Rodeo Road. As the child care centre is in the Corporate Park, it is likely
that most children will arrive and depart by motor vehicles and so should
be removed from exposure to the traffic which might be generated from
the site, at the times when they arrive or leave

The residential areas also constitute sensitive land-uses with the principal
threat to their amenity being that the proposed development may generate
excessive noise. 1 the proposed development were to be poorly managed
which could result in, at least, some instances of low levels of inebriation,
the behaviors of patrons walking home from a night out could also cause
disturbance.

To avoid irritating these sensitive land-uses, the management of the club
must ensure strict compliance with the responsible service of alcohol
measures through having adequate numbers of trained staff on duty to
monitor patron behavior and security guards to patrol the site and, if
necessary, nearby streets and the riparian corridor,

Community concern: There is no evidence of any community concern
about the proposed development following the notification of DA
648.1/2016,

Suitability of the premises: The proposed development has been designed
specifically for operation as a registered club and thus the premises would
be suitable for use for that purpose. The plans of the proposed club
provide adequate sanitary facilities for the premises. Those facilities
include an accessible toilet and a parents” room. The premises and the site
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will be appropriately and adequately lit at all times. All parts of the
building will be accessible to the wheelchair handicapped who will also
have access to the building from Rodeo Road, and

ix)  Switability of the site: The site is of adequate size to accommodate the
proposed development and to provide appropriate access for vehicles and
pedestrians. The road network has the capacity to cope with the traffic
generated.

While the matters listed above, generally, deal with potentially adverse impacts, the
proposed development will have beneficial impacts on the same community. These will
arise, firstly, from the proposed development providing the community with a place
where it can socialize in safe surroundings but, more importantly, from the Club’s
intention to support junior sporting organizations in this developing area. That support
may be financial or in kind through training or like activities

5 CONCLUSION

It seems evident from the foregoing that, provided the satellite club is appropriately
managed, the proposed development is unlikely to have any significant adverse social
impact on the community which is developing around it Its development should result
in benefits to the broader community in the Growth Centre through its fostering of junior
sports as well as fulfilling the traditional role which registered clubs play in communities
as social meeting/recreational places. Establishment of the proposed development should
help the disparate populations moving into the new housing estates in the Growth Centre
transform into real communities which would be a thoroughly desirable outcome.
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Executive Summary

Council has prepared this submission in response to a Review of Complying Development in
Greenfield Areas undertaken by the Department of Planning and Environment (DPE).

DPE has released for feedback:

e Background Paper — A Review of Complying Development in Greenfield Areas; and
e Explanation of Intended Effect (EIE) for a proposed new Greenfield Housing Code

As a result of its investigation, DPE has reported three key initiatives to improve the complying
development regime for greenfield areas. These have been raised in the Background Paper and
consist of:

A. The Greenfield Housing Code, which includes the introduction of a new section to the Codes
SEPP;

B. Overcoming barriers to housing approvals, which identifies five main barriers to housing
approvals including:

e the inability to building dwelling houses on lots prior to registration of a subdivision
plan;

e easements and other instruments under the Conveyancing Act;

e Roads Act Approvals;

e lLocal Government Act Approvals;

e interpretation of development standards; and

C. Subdivision and Masterplan Guidelines, which discusses possible state-wide guidelines for
greenfield subdivision and masterplans.

Council welcomes the opportunity to comment on DPE’s initiatives and has conducted an internal
review of the proposed changes.

Camden Council is effectively planning and managing development in greenfield areas within the
South West Priority Growth Area (SWPGA). In Council’s experience with complying development in
greenfield sites, the rigidity of complying development in hindering positive design-led outcomes has
been a matter of concern. Council is therefore invested in ensuring good urban design outcomes and
supports an overall review of greenfield complying development.

Council’s submission suggests the changes proposed in DPE’s review needs to be further refined and
strengthened to secure good urban design outcomes in greenfield areas. Any opportunities to ‘road
test’ proposed changes would also be welcome.
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Introduction

This document forms Camden Council’s formal submission on the Background Paper — A Review of
Complying Development in Greenfield Areas and Explanation of Intended Effect for a proposed new
Greenfield Housing Code.

Extensive experience with greenfield complying development makes Council well-placed to suggest
further reviews and improvement to the complying development standards and procedures.

Between 2014 to 2015, 1328 complying development certificates (CDCs) were issued in the Camden
Local Government Area (LGA). This was the highest number determined for single dwellings in the
state. In 2016, a total of 2026 CDCs (all types) were issued in the LGA, an increase from 1809 in 2015.

Council suggests an evidence-based approach to identifying the potential issues, constraints and
solutions in greenfield complying development for the purposes of producing effective design-led
outcomes.

Background

DPE Review

In response to stakeholders’ feedback, DPE undertook a review of greenfield areas to identify the
barriers for using the complying development pathway. As a result of their review, DPE proposes
recommendations to overcome these barriers, with the intention of promoting good design
principles in greenfield areas across NSW.

As part of the exhibition package, DPE released:

1. Background Paper — A Review of Complying Development in Greenfield Areas
2. Explanation of Intended Effect (EIE) for a proposed new Greenfield Housing Code

Public exhibition

The public exhibition period for this Background Paper and EIE concludes on 7 July 2017.

Key issues
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A. The Greenfield Housing Code

The proposed Code intends to standardise and streamline the complying development standards
that apply to the construction of dwellings on residential-zoned land within any urban release area,
including released precincts under the Growth Centres SEPP, and urban release areas mapped under
the Camden LEP.

The following elements of the proposed Code are discussed below:

e side boundary setbacks;

e rear boundary setbacks;

e double garages on narrow lots;

e landscaped area;

e principal private open space and solar access;
e tree planting requirements; and

e consistency of terminology.

A comparison table which compares the controls under the existing Codes SEPP, Camden Growth
Area DCP and the proposed Code is included as Attachment 4 to this report.

Side setbacks

A comparison of the minimum side setback controls included in the proposed Code, the current
Codes SEPP and the Camden Growth Areas DCP is provided in Table 1 below:

Table 1 - comparison of side setback controls

Camden Growth Areas DCP Codes SEPP proposed Code
Om and on detached boundary | Lots of 6-10m width: 6 to 7m — Side A Om
0.9m and 1.2m double >4.5m Side B Om
wide lots - for any part of the building with a >7 to 10m - Side A Om
7 to 9m - Om both sides height of up to 5.5m—0.9m, and Side B 0.9m
9 to15m - Om and 0.9m >10 to 15m — Side A Om
>15m - 0.9m both sides - for any part of the building with a Side B 0.9m
height of more than 5.5m—0.9m plus >15m - Side A 0.9 Side
one-quarter of the height of the B 0.9m

building above 5.5m,

Lots of 10-18m width:

- for any part of the building with a
height of more than 4.5m—0.9m plus
one-quarter of the height of the
building above 4.5m

The existing Codes SEPP requires the provision of a larger side setback to the first floor of a dwelling
as the height of the proposed dwelling increases, which improves the articulation of the external
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walls of the dwelling, increases solar access and reduces overshadowing of adjoining properties, and
provides additional privacy to the occupants of the dwelling. Notwithstanding the benefits of the
current setback control in the Codes SEPP, the control is complex and difficult to interpret.

The proposed Code intends to simplify the side setback control by providing a minimum side setback
which is based upon the width of the lot, and by deleting the requirement to step the first floor back
from the boundary.

Whilst it is acknowledged that the side setback control in the proposed Code is easier to understand,
concern is raised that the new control will have a negative impact upon amenity due to increased
overshadowing, reduced solar access and reduced privacy.

The proposed Code also intends to allow the approval of zero lot line dwellings as complying
development. Concern is raised that the proposed Code does not require an easement for access
and maintenance to be obtained over the property which shares the boundary with the zero lot line
dwelling wall. This will create future access and maintenance issues for the resident of

Comments/Recommendations:

° Request DPE to ensure that the proposed side setback control does not have an adverse
impact upon overshadowing, solar access and privacy of adjoining properties.
° Request DPE to ensure that the proposed Code requires a maintenance and access

easement to be obtained on the adjoining lot if it is proposed to construct a dwelling with
nil side setback as a CDC.

Rear Setbacks

A comparison of the minimum rear setback controls included in the proposed Code, the current
Codes SEPP and the Camden Growth Areas DCP is provided in Table 2 below:

Table 2 — comparison of rear setback controls

Control Camden Growth Codes SEPP proposed Code
Areas DCP

Ground floor rear 4dm 3m 3m

setback

First floor rear 6m 8m for lots >300m’ 6m

setback 10m for lots <300m?

The rear setback controls included in the proposed Code incorporate the existing 3m ground floor
rear setback control from the Codes SEPP, along with the existing 6m first floor rear setback control
from the Camden Growth Areas DCP.

The 3m ground floor setback control contained in the current Codes SEPP is delivering undesirable
planning outcomes, as those dwellings that have been approved under the Codes SEPP within the
Camden LGA and adjoining LGAs have rear yards which provide limited opportunity for landscaping,
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mature vegetation, solar access, ventilation and private open space. The increased ratio of hard
surface area (dwellings, outbuildings, driveways) to soft surface area (lawns and landscaped areas)
results in increased stormwater run-off and reduced opportunity for infiltration of rainwater into the
soil. An increase in hard surface area may also have long-term sustainability impacts due to the
increased heat retention of hard surfaces in summer.

An example of the built form outcome achieved in some Growth Area precincts, including small rear
yards with limited opportunities for landscaping and mature trees, is shown at Figure 1 below.

Concern is raised that retaining a 3m ground floor rear setback in the Codes SEPP, and adopting the
same 3m ground floor rear setback in the proposed Code, will increase the cumulative negative
impact of small rear yards in greenfield release areas, particularly if the proposed Code results in a
larger up-take of complying development as is intended by DPE.

Comments/Recommendations:

e A minimum ground floor rear setback of 4m should be included in the proposed Code, and
the current Codes SEPP should be amended to include a minimum ground floor rear setback
of 4m to achieve consistency with the Camden Growth Areas DCP.

Double Garages on Narrow Lots

The proposed Code seeks to permit double garages as part of a two storey dwelling on 10m wide
lots as complying development. Council’s current controls do not currently permit single garages on
lots between 10 and 12.5m in width. However, Council officers have undertaken investigations on
design criteria for dwellings with double garages on narrow lots. The design criteria focus on design
objectives and controls which require that:

a) noloss of on street parking at the front of the property;
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b) driveways are to be a minimum of 4m crossover width for double garages, set back a
minimum of 0.5m from side boundaries, and demonstrate no conflict with services as per
Council’s Design and Construction Specification — Access driveways;

c) theinclusion of a habitable room which overlooks the street and incorporates a balcony into
the design of the front facade;

d) the balcony must cover at least 50% of the width of the dwelling;

e) the double garage must be recessed from the main building;

f) the balcony element must be of a different finish to the main dwelling, to break up the bulk
of the facade;

g) the front entrance must be visible from the street; and

h) non-habitable rooms are discouraged from being located at the front of the dwelling (apart
from the front entrance).

Council officers are supportive of double garages on narrow lots if specific development standards
and design criteria are imposed to ensure that appropriate built form and design outcomes are
achieved.

Comments/Recommendations:

° Request DPE to incorporate specific design criteria for double garages on narrow lots in the
proposed Code to ensure passive surveillance to the street is maintained, the visual impact
of double garages on the streetscape is reduced, the availability of on street car parking is
maintained, and the apparent bulk and scale of the dwelling is minimised.

Landscaped Area

A comparison of the minimum landscaped area control included in the proposed Code, the current
Codes SEPP and the Camden Growth Areas DCP is provided in Table 3 below:

Table 3 — comparison of minimum landscaped area controls

Camden Growth Areas Codes SEPP proposed Code

DCP

15% for lots <9m width 10% for lots 200-3000m? 15% for lots 200-300m2
25% for lots between 9m 15% for lots between 300 and 450m? | 50% for lots >300m?>

and 15m width 20% for lots between 450 and 600m” | (subtract 100m’ from the
30% for lots >15m 30% for lots 600-900m> calculated total)

The minimum landscaped area control included in the proposed Code is generally consistent with
the existing Camden Growth Areas DCP and requires a greater amount of landscaped area to be
provided when compared to the current Codes SEPP, which is a positive outcome.

Despite the existing and proposed controls for minimum landscaped area being generally consistent,
concern is raised that the minimum landscape area is insufficient to allow the infiltration of
rainwater into the soil, which increases stormwater run-off and places additional stormwater load
upon the existing and future water cycle management infrastructure during large storm events.
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Comments/Recommendations:

° Request DPE to undertake further research to understand the cumulative impacts of
increasing hard paved areas across greenfield release areas, and the potential cost impact
if water cycle management infrastructure needs to be upsized or redesigned to cater for
increased stormwater run-off.

° Request DPE to review the minimum landscaped area requirements in both the existing
Codes SEPP and the proposed Code to determine the amount of landscaped area that is
required to facilitate the infiltration of rainfall, maintain consistency with industry-standard
impervious area assumptions used to design the water cycle management network for
each release area, and to have regard for the role that landscaped areas play in
sustainability.

Principal private open space and solar access

A comparison of the minimum principal private open space (PPOS) and solar access controls
included in the proposed Code, the current Codes SEPP and the Camden Growth Areas DCP is
provided in Table 4 below:

Table 4 — comparison of PPOS and solar access controls

Control Camden Growth Areas DCP Codes SEPP proposed Code
PPOS 20m’ 16m” for lots of 6-10m | No minimum
width requirement
24m’ for lots >10m
width
Solar 50% of PPOS (including No minimum No minimum
access adjoining properties) requirement requirement

Concern is raised that the exclusion of minimum PPOS and minimum solar access controls from the
proposed Code will have a negative impact upon the amenity of future residents, as there is no
requirement for dwellings to be provided with an area which is of sufficient size and has reasonable
solar access for the enjoyment of residents.

Comments/Recommendations:

° Request DPE to include the current Codes SEPP control for PPOS in the proposed Code, and
should amend both the Codes SEPP and proposed Code to include minimum solar access
requirements as per the current Camden Growth Areas DCP.
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Tree planting requirement

The provision of one tree within the rear setback and one tree within the front setback is supported.
However, concern is raised that the existing Codes SEPP allows CDCs to be issued for the removal of
trees within 3m of a dwelling, which would enable trees planted under the proposed Code to be
removed.

Given the limited space available within the front and rear yards under the proposed Code, the
species of tree to be planted will require careful consideration with regards to height and width,
growth rates, dropping of branches, and invasiveness of root systems to ensure their long-term
compatibility within a modern urban environment.

Comments/Recommendations:

° The requirement to plant one tree within the rear setback and one tree within the front
setback is supported.
° Request DPE to amend the Codes SEPP so that any trees planted in conjunction with a

dwelling approved under the proposed Code cannot be removed via a CDC.

Consistency of Terminology

The EIE contains inconsistent terminology regarding the description of the first floor of dwellings
which may cause confusion or misinterpretation of the proposed controls.

Comments/Recommendations:

e Request DPE to review the EIE and proposed Code to ensure that consistent terminology is
used throughout.

B. Overcoming barriers to housing approvals
The inability to build dwelling houses on lots prior to the registration of a subdivision plan

Under the existing legislation, an accredited certifier cannot issue a CDC for development proposed
on an unregistered lot, where a subdivision certificate has not been released and the deposited plan
has not been registered with Land and Property Information. The exhibition package identifies this
as a barrier to the uptake of complying development in greenfield areas.

DPE proposes to amend the Environmental Planning and Assessment Act 1979 (EP&A Act) to allow
CDCs to be issued with a “deferred commencement condition” applied to certificates for the
construction of dwelling houses on unregistered lots. A “deferred commencement condition” means
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that the consent is not operative (i.e. it cannot be used) until the deferred commencement condition
has been satisfied, which in this instance, requires the land to be registered.

At the meeting of 14 March 2017, Council considered a report on proposed changes to the EP&A Act
via the Environmental Planning and Assessment Act Bill 2017, which also proposed to introduce
deferred commencement conditions for complying development certificates on unregistered lots.
The report of 14 March 2017 (and the subsequent submission to DPE) raised concern with the
proposal given the potential conflicts between dwelling design and siting, and the location of
services and infrastructure such as drainage lintels, pram ramps, street trees, street lighting posts
and residential driveways. Those concerns are reiterated in response to the current proposal.

Council has an existing process for development applications and/or construction certificates for
dwellings on unregistered lots which facilitates timely development in these circumstances and is
based on experience of the issues that arise for development on unregistered lots. The process sets
out the matters that need to be resolved prior to consent being granted, including:

a) site/civil works being substantially progressed, including road access and drainage
construction;
b) completion of final lot levels;
c) ‘staking’ or setting out of the lot by a registered surveyor; and
d) installation of essential services and infrastructure.
Council is able to effectively manage these issues where it is the consent authority for both the

original subdivision DA and current dwelling DA on unregistered land, as it has access to the
necessary information to inform the assessment of the application. However, this information would
not be available to a private certifier who is assessing a CDC application on unregistered land.

Comments/Recommendations:

e Request DPE to proceed with the proposed introduction of complying development on
unregistered lots, for the reasons outlined in the current draft submission and Council’s
previous submission on this matter

Easements and other instruments under the Conveyancing Act

Clause 3.4(b) of the General Housing Code currently states that a new dwelling house cannot be
carried out as complying development if it is located over a registered easement.

DPE has identified that clause 3.4(b) acts as a barrier to complying development on narrower lots
where zero lot lines are provided, and maintenance easements are provided over adjoining
properties to enable access and maintenance to occur. DPE is exploring options to amend clause
3.4(b) to allow complying development over registered easements in certain circumstances.
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Easements are only created over newly subdivided land in greenfield areas where the land is
encumbered by infrastructure (water, drainage, sewerage, electricity assets) or where access is
required across the land by a person other than the owner.

Access is often required over narrow lots where zero side boundary setbacks (zero lots lines) are
proposed, to ensure that the owner can obtain access over the neighbouring lot to maintain their
dwelling. This is supported by the subdivision approval process contained in the Growth Areas DCP,
which requires easements to enable access for the maintenance of zero lot line boundary walls.

Concern is raised regarding any changes which allow registered easements to be overlooked when
issuing CDCs. If these easements are no longer required, they should be extinguished before a CDC is
sought.

Comments/Recommendations:

e Request DPE to not allow complying development to occur over registered easements.

Roads Act Approvals

Clause 1.18(1)(e) of the Code SEPP currently states that before a CDC is issued, written consent from
the relevant Roads Authority must be obtained prior to constructing any works within the road
reserve, including kerbs, crossovers or driveways. This is consistent with section 138(1) of the Roads
Act 1993 which states that a person must not carry out road works and structures, such as
driveways, other than with the consent of the appropriate roads authority.

DPE suggests that CDC approvals may be streamlined by implementing ‘in principle’ concept
approval of the location of a driveway or crossing under the Roads Act as part of the subdivision
approval process.

The exhibition material acknowledges Camden Council’s fast-track approval process that provides
on-the-spot approval for driveways and road openings, provided Council’s design requirements are
met. In Council’s experience, the fast-track approval process has allowed a large volume of
applications to be processed in a timely manner, and has reduced the impact of these approvals on
the development process.

Comments/Recommendations:

e Request DPE to not proceed with the suggested ‘in principle’ approval of driveways as this
may introduce an unnecessary layer in the finalisation of CDCs.

e DPE’s recommendation to encourage other Councils to adopt a similar fast track approval
process to that implemented by Camden Council is supported.
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e Request DPE to clarify how the ‘in principle’ concept approval envisioned by DPE would
apply to unregistered land.

Local Government Act Approvals

Clause 1.18(1)(d) of the Codes SEPP requires that a CDC can only be issued where approval has been
issued for an on-site effluent disposal system if the site is unsewered. Approval for on-site systems is
obtained under Section 68 of the Local Government Act 1993 (LG Act), and many Councils (including
Camden Council) do not issue approvals for on-site systems on vacant lots — they are generally
approved concurrently with a development application for a dwelling house.

DPE has identified that this approach restricts CDCs on vacant lots on unsewered greenfield areas. As
a result, DPE intend to provide advice which clarifies the operation of clause 1.18(1)(d) of the Codes
SEPP and section 68 of the LG Act, and advises that Councils can approve on-site effluent disposal
systems on vacant lots. DPE are also investigating the introduction of a time limit for the
determination of section 68 applications by Council. The exhibition material is unclear on whether
this change would be limited to CDCs only, or applied to all section 68 applications.

The subdivision of land in the Growth Area, and other urban release areas within Camden local
government area, is tied to the provision of essential services including reticulated sewer, as it is not
feasible to incorporate on-site effluent disposal into modern subdivisions given the trend towards
smaller lot sizes. It is therefore unlikely that any modern greenfield subdivisions in the Camden LGA
will occur without the provision of reticulated sewer.

Comments/Recommendations:

e Request DPE to clarify the circumstances where it believes a greenfield subdivision will need
to be serviced by on-site effluent disposal, rather than connection to a reticulated sewerage
system, prior to undertaking any changes.

e Request DPE to clarify whether it is intended to impose a time limit on the determination of
section 68 applications for complying development only, or for all section 68 applications.
Council requests further consultation from DPE on this matter prior to proceeding.

Interpretation of development standards

It has been identified by the DPE that the current Code SEPP is too complex and presents a barrier to
the uptake of CDCs as an approval pathway. Council officers acknowledge that the Code SEPP is
difficult to understand. The proposed Code is intended to address this issue. However Council
officers have identified that there is further scope to simplify the Code SEPP to improve the ability to
interpret the development standards.

Comment/Recommendations

e Council requests that DPE further consult with Council and the Development Industry before
finalising the development standards.
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C. Subdivision and Masterplan Guidelines

The background paper identifies that there is no state-wide guidance on the design of subdivisions
and masterplans, and seeks to introduce subdivision and masterplan guidelines to assist Councils,
developers and consultants when undertaking planning and subdivision in greenfield areas.

The background paper describes a potential structure for subdivision guidelines as follows:

1. Identify the Context (including community, place, natural resources, connections and vision);

2. Shaping the Natural and Urban Structure (the movement framework, street hierarchy,
density, landscape, open spaces, blocks and parcels and plots and building size and scale);

3. Creating Connections;

4.  Providing Amenity; and

5. Detailing the Place.

The precinct planning process which releases and rezones land in the Growth Area and urban release
areas under the Camden LEP currently focuses on achieving sustainable urban development
outcomes and well-designed subdivisions via the preparation of an Indicative Layout Plan (ILP) and
supporting DCP controls.

The ILP is derived from the specialist studies undertaken during the precinct planning process and
establishes an agreed framework for development within the greenfield release area. From this
framework, detailed subdivision design is based upon the comprehensive neighbourhood and
subdivision design requirements within the relevant DCPs, including the Growth Centres DCPs.

Strategic context

If compliance with the proposed subdivision and masterplan guidelines becomes mandatory, this
would appear to be inconsistent with the aims and objectives of the draft South West District Plan as
it would inhibit the planning and delivery of productive, liveable and sustainable urban
environments which reflect best-practice and innovative design outcomes. The guidelines may also
affect Council’s ability to deliver upon its Community Strategic Plan and effectively manage urban
growth.

Comments/Recommendations:

o Request DPE to clarify the role and relationship of the proposed subdivision and masterplan
guidelines to the proposed Code, the Codes SEPP, Growth Areas DCP, Camden DCP 2011, the
Growth Area precinct planning process, and the draft District Plan, and seek input from
Council officers before finalising the proposed subdivision and masterplan guidelines.
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Conclusion and Summary

DPE has undertaken A Review of Complying Development in Greenfields Areas and has exhibited a
Background Paper which identifies issues and barriers to the take-up of complying development, and
an Explanation of Intended Effect (EIE) which outlines the proposed Greenfield Housing Code.

Council officers have reviewed the Background Paper and EIE and have prepared a draft submission
to DPE. Whilst Council officers generally support the intent of the review, the draft submission
raises concerns regarding the inconsistencies between the controls in Camden’s current DCPs and
the proposed Greenfield Housing Code.

It is also questioned whether the proposed Greenfield Housing Code is inconsistent with the draft
South West District Plan, as many of the proposed complying development controls prioritise the
supply of housing over the delivery of high quality urban design, amenity and sustainability
outcomes.

Concerns are also raised regarding the proposed measures to address the ‘barriers’ to complying
development which include amendments to approvals under the Roads Act, imposing deferred
commencement conditions for CDCs on unregistered lots, amending Local Government Act approval
regulations, and allowing CDCs to be lodged and approved over registered easements.

Clarification is also sought from DPE regarding the application of the proposed subdivision and
masterplan guidelines on existing and future greenfield developments in the Camden LGA.
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The Department of Planning and Environment
produces an annual Local Development Performance
Manitoring Repart (LOPM) which details average
assassment times for each council in NSW. The
2014/15 report showed that:

e CDCsnow account for 32% of development
approvals, up from 29% in 2013-14,

o $5.24 billion worth of CDCe were apgeaved
under the NSW local development assessment
systeen in 2014-15, up from $4.43 billion in 2013
14, representing an ncrease of 18%;

e 29, 075 CDCs were approved by council ar
private certifiers, representing a 17.4% increase
from 24, 770 i 2013-14; and

o CDCstook an average 22 days to determine
in 2014-15, an increase of 25% from 18 days in
2013-14 compared to 71 days for a Development
Application (DA).

Comphpng develepments have sigmficantly shorter
approval imes than DAs. The Department is
examining opportunities te increase the uptake of
residential complying development in greenfield
areas by simplifying the development standards and
tarloring them to suit these new grewth areas.

In addition to simplifying complying development,
the NSW Government recognises that it is critical
that new release areas (greenfield areas) are well-
designed to create distinet and attractive places for
people which are environmentally, economically and
socially sustainable,

This Background Paper identifies 3 key
initiatives to encourage the uptake of
complying development in greenfield areas
whilst ensuring good design outcomes:

1. Removing identified barriers to the take-up
of complying development;

2. Providing guidance on well-designed
subdivisions for greenfield areas at a strategic,

Background Paper A Review ol Complying Deve onment in Greenfieid Aress

precinct and neighbourhood level; and
3.Simplifying and tailoring the development
standards for complying development in
greenfield areas in a proposed Greenfield

Housing Code,

Further information on the proposed Graenfield
Housing Cede is contained in the Explanation of
Intended Effect (EIE) which s exhibited with this
Paper,

1.2 APlan for Growing Sydney

A Pian for Growing Sydney, released in December
2014, is the NSW Government's plan for the future of
the Sydney Matropolitan Area aver the next 20 years.
The Plan prowvides key directions and actions to guide
Sydney’s praductvity, environmental management,
and Ivability ~ including the delivery of housing,
employment, infrastructure and open space. A draft
amendment to A Plan for Growing Sydney, titled
Towords Our Greater Sydney 2036, was released n
November 2016 to update the onginal plan released
in 2014,

Sydney and NSW are sought after lccations as a place
to call home. Itis therefare not surprising that our
population is growing, with NSW projected to geow
by more than 100,000 people each year.

By the year 2036, we will need to provide homes for
an additional 2,2 million residents, Sydney alone will
require an addittonal 725,000 new homes over the
next 20 years just to keep pace vath this demand.
Mary of these homes will be built in new land release
areas, or greenfield sites, in the South West and
North West arawth areas of Sydney.

The proposed Greenfield Housing Code is designed
ta meet the averarching abjectives of A Plan for
Growing Sydney and meet the housing challenges
asscaated with a growing population,
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1.3 Housing Approvals in New
Release Areas

Housing in greenfield areas has histornically
contnbuted between 20 to 30 per cent of new
homes in Sydney, while other growth areas in NSW
such as the Hunter Valley, lawarra and North Coast
have alsa seen a significant number of homes being
buiit in greenfield areas.

Improving the approvals processas for homes in
new release areas provides the opportunity to make
significant reductions in the average time takan

to approve new housas. Faster housing approval
timeframes in new release areas can be achieved

by allowing houses to be approved under the fast
track complying development assessment pathway.
Enabling houses to be appraved as complying
development in greenfield areas is appropriate, given
the nature of new release areas, and has the added
benefit of enabling local councils to dedicaie limited
resources ta more complex applications that require
rigorous mexit assessment, In 2014715, complying
development certificates (CDCs) were issued in

an average of 22 days, compared 1o 71 days for a
development applicaton {DA).

Given the unique nature of new release areas,
housing approval trmetrames should be quicker than
processing applications in well-astablished suburbs,
The constraints that sometimes complicate infill
development {new homes in established areas) are
less of an issue in new release areas where whole
new communities are taking shape. Itis reasonable
to expect new homes to be constructed on
neighbouring vacant blocks in new release areas.

Comphing develepment is an attractive and wiable
option for facilitating faster approvals in greenfield
areas. Appropriate development standards under this
development pathway, which presesve amenity allow
well-designed homes to be developed from the
resulting building envelopes.

Background Paper A Review ol Complying Deve onment in Greenfieid Aress

The majonty of homes in new release areas comprise
standard house desians developed and markated
by house building companies. This type of housing,
while largely standardised, has been specifically
designed to suit the typical lot and streetscape
outcomes planned for new subdivisions.

Standardised development controls for new homes
in new release areas would be well suited ta the
home building industry where a combination of
faster approvals and efficienaes from standardised
designs can deliver time and construction cost
savings. Recent studies undertaken indicate that lot
sizes within greenfield areas are reducing in size, with
the average lot sold is now only 454sq m, dawn from
524sqmin 2010.°

There is an opportunity to improve and strengthen
the relationship between the subdivision stage
and the house design stage which will assist fagter
approval bmeframes and ensure a good design
outcome for new neighbourhoods. This Paper will
explore these opportunities.

1.4 Input from Key
Stakeholders

The Department has received feedback from the
development industry on barriers to the use of the
complying developmeant appraval pathway in new
relsase areas and other delays in obtaining approvals
quickly and easily. The recommendations in this
Paper builds on imtial input from key stakeholders
from the housing industry, home builders, growth
area counals, and pnvate certifiers, and incorporates
research and external advice. The Department has
also conducted workshops with key stakeholders

to actively seek input on the barners to the use of

1 Source: State of the Land Report 2016,
Urban Development Institute of Australia (UDIA)
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complying development in greenfield areas, how
these barriers can be overcome whilst achieving
good design outcomes,

Appendix 2 provides a detailed hist of the hey
stakeholder issues raised durng stakeholder
workshop sessions held in 2016.

Chapter 2 of this Paper provides a detaded averview
of the barmers raised by stakehclders and the
Department's proposed appreach on how to address
them.

The Department welcomes further input during the
public exhibition penod to inform the next stages of
this project.

Figure 2: Erighton Lokes, Mocorebank (source; Mirvac)
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Chapter 2 -

Overcoming
barriers to housing
approvals
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2.1 Overview

Stakeholder consultation camed out by the

artment identified a range of factors within the
NSW planning systern that empeade the take-up of
complying development and act as bamers to Sster

housing approvals in greenfield areas

This Paper discusses proposed changes which
could

in areenfield areas, not anly in terms of cost and

st with improving the delvery of housing

efficiency savings for homeowners and industry,
but also achiaving goed design outcomes at the

subdmision stage.

Table 1 on the iollowing pages summarises the key
barriers and suggested approaches to owercome

them

-
.

i

Figure 3: Brightan Lakes, Moceetsank (source; Minvac)
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Table 1- Summary of identified barriers and proposed approach

Barrier

Proposed Approach

Complying development
cannot be carried cut on
unregistared lots’

Easements and ather
instruments under the
Conveyancing Act

Currently, a DA approval
cdn ba granted subject to
a condition requining the
lot to be legally created
before the dweliing is
built, This has the benefit
of the approval and
registration of the lot
being done conseatively,
resulting in potential time
5avings

However, under a CDC,

a certifier cannot issue
anapproval betore a lot

is legally created, which
rasults in delays fora COC
applicant, as the proposal
cannot be assessed
concurrently while the Iot
‘iAs being'regiszered.

|n new release areas that
have small ot sizesand
narrow kot widths, it s
increasingly common far
walls t¢ be built along the
side boundaries (zero lot
baundary walls},

Easements can lmit the
ability to do complying
development in greenfield
areas.

legislative amendment o allow:

Anamendment of the EP&A Act to allow 2
“deferred commencement condition” to

be issued such as that currently exhibited in
the Ervironmental Planning and Assessment
Amerdment Bill 2017;

An amendment to the Emvironmental Planning
and Assessment Regulotion 200010 allow a
CDC to be issued for a new dwelling house to
be constructed on an unregistered iot?;

An amendment to development standards set
out in the General Housing Code {and Rural
Housing Cede) in the Codes SEPP so that the
standards y can be applied to an unragistered
lot.!

The Department is considering this issue and
welcomes feedback to inform the proposed
approach. There may be scope to amend
Clause 3.4 of the Codes SEPP to allow
complying development despite a registerad
pasementin certain arcumstances.

1. An unwegistered lol refers to o propased lot that wiY be created by mqistratian of a jan of subdivision, where that sicbdivision has been

appraved under a DA

2. [n this context, an uregrsiered {of refers to n propased ot in @ subdiasion that has been approved under ¢ CDC subyect 1o a condition that
the appeoved wivk connat commence unti the persan taving the benefit of the COC haos satisfied the certifier that the lot has been registered
and that the dweling house the subject of the COC continues to mee! the requirements of the Corde

3, in this context, an wiegrsiered (ol refers to o propased ot that will be created by registration of a plan of subdivision where the subdhson (s
authansed (o be comed ow! by on appvoved COC,

Background Paper
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Road Act Approvals
(driveways and connections
to public roads) are required
prior ta the issue of 3 COC

Local Government Act
Appravals (on-site effluent
disposal systams or an co-
site stormwatar drainage

system)

This causes delays in CDC
approvals, as they cannot
be granted until final
consent of the driveway
has been granted.

This causes delays o the
CDC approvals, as they
cannot be granted untita
Section 68 approval ot the
local Government Act ks
provided (clause 1.18 {14d)
Codes SEPP).

The possibility of streamlining approvals to
allow driveways to be appraved in prinaple
early on at the subdwision or masterplan
stage, and the final written consent under
the Roads Act not required untl prior to
construchion, rather than prior to the issue of
the COC.

Encouraging counal to adopt a fast-track
approval peocess under the Roads Act based
on standard construction requirements.

The Department may issue guidance on

the way in which clause 1.18(1)d) (General
Requirements for Complying Development) of
the Codes SEPP is intended ta operate.
Alternatively, the Codes SEPP could be
amended to make it clear that COCs can be
issued on vacant lots and/or considesation
gwern to amending the Local Government Act
ta make it clear that section 68 approvals can
be issued on vacant lots. This requires laison
with the Office of Local Government.
Ancther opticn s to give considesation to
prescabing a ime period in which a consent
autharity must determine a Section 68
application . This requires lizison with the
Office of Local Government,

Complying development
standards are difficult to use/
nterpret and are not taillored
for greenfield areas

Dificultes in interpretation
ofthe complying
development standards
results in hame-owners
opting for a DA pathway.

The Greenfield Housing Code will contain
ssmplified, taslored development standards
for graenfield areas to promote the take-up of
complying development in these areas

Ghrvan that lots in new release areas are
typically smaller and narrawer, the Greenfield
Housing Code controls will be set out based
on lot widths

The Greenfield Housing Code will be written
in plain English, with explanatory diagrams to
assist applicants to understand the provisions,
Deavetopment standards will be simplified
and structured in accordance with three
averarching prnciples (Built Form, Landscape
and Amenity).

The number of development standards have
been reduced, for example, gross floor area
has been removed. Setback and landscape
contrals and an upper level site coverage
contral replace this,

A detaded explanation and summary of the
proposad development standards for the
Greenfield Housing Code is set out in the
Explanation of Intended Effect.
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2.2ldentified Barrier: the
inability to build dwelling
houses on unregistered lots'

Currently, a DA approval can be granted subject to

a condition requinng the lot to be legally created
before the dwelling is built. This has the benefit of
the approval and registration of the lot being done
consecutively, resulting in potential time savings,
Hawever, under a CDC, a certifier cannot issue an
approval before a lot is legally created, which could
resultin delays for a CDC applicant, makinga DAa
more attractive approval pathway. Inttiatives currently
progressed under the Erviranmental Planning and
Assessment Amendment Bill 2017 could allow a
CDC to be issued subject to a condition that the lot s
legally created,

Existing requirements for Complying
Development on Registered Lots

The Codes SEPP allows a dwelling house to be built
as complying development on a lot only if, at the
compiedon of the development, there will be cne
dwelling house on the lot?”. Other development
standards for dwelling houses set aut in the

Code {such as height, setback and landscaping
requirements) are framed with referance to the area
ar boundarnies of the "lot” (that is, an existing lot) on
which they are to be built,

If 2 developer wishes to build houses an land that is
propesed to be subdivided, the developer could
not ¢cbtain a CDC to enable that development to be
camed out as complying development before the
registration of a plan of subdivision. This is because,
at the time ofissuing the CDC, the certifier would
not be in a position to detarmine that the proposed

1 (eds prioe o thedr crealion by the registration of a plan of
sibAson.

2 See clouse 3 8 {1} a) and clouse 34,3 of the faml Howsing Code
in surwiar levms.

Background Paper

house complied with development standards of
the kind referred to abiove in respect of the "lat” on
which it is to be built, Even though development
consent may have been granted for the propesed
subdivision, a CDC could not be 1ssued.

it the lots have not been formally created, this
presants a barrier to the take-up of complying
development, particularly in greenfield areas, In such
circumstances, the DA pathway is 3 more attractive
aphan.

Option - Legislative amendment: allowing
CDCs to be issued before registration of a plan
of subdivision

Where development consent has been granted

1o the subdivision of land, there may be scope

to provide for 3 COC to be issued fora new dwelling
house to be built on any of the proposed lots in the
subdivision even though a plen of subdivision has
not yet been registered. Under this proposal, the
CDC could be issued on the candition, that
construchon of the house on the proposed lot is not
1o commence until the plan of subdivisicn has been
roqistered that creates the lot.

A deferred commencement consent is a consent
that is granted subject to a condition that the
consent is nat to operate until the applicant
satisfies the consent authority as to any matter
specified in the condition (section 80(3) of the
Environmental Planning and Assessment Act 1979
(EP&A Act)). However, a CDC cannot currently be
granted subject to such a condition {as section 80
(3) of the EP&A Act does not apply to complying
development),

The Environmental Planning and Assessment
Amendment Bill 2017, which was released in
January 2017 for public consultation, includes

an amendment to the Act that would allow CDCsto
be ssued subject to a deferred commencement
condition (see Schedule 4.1 [8], by inserting

A Review of Complying Devel onmeant in Greenfieid Aress n

Attachments for the Ordinary Council Meeting held on 27 June 2017 - Page 72



Attachment 2

Background Paper- A Review of Complying Development in Greenfield Areas

proposed section 854 (94)). ACDC, under the
amendment, could be issued subject ta a condition
that it does not operata until the applicant satisfies
the certifier that the lot is legally created” . This
should ensure that the house is built cn a lot that
meets the minmum dimensions and size
requirements and that is posinoned on the lot so
thatit complies with the minimum setback
requirements and all subdivision requirements have
been satistied,

Amendments to alkow a CDC to be issued fora

new dwelling house on a proposed lot would
potentially irvolve amendments to the EP&A Act, the
regulabons under the Act and the Codes SEFP as
follows:

¢ Anamendment of the EP&A Act to allow
a “deferred commencement condition” ta
beissuad such as that currently exhibited in
the Envirenmental Plonming and Assessment
Amendment 8ill 2017;

*  Anamendment to the Environmental Planrning
and Assessment Regulation 2000 to allow a
CDC to be issued for a new dwelling house to
be constructed ¢n an unregistered lot

*  Anamendment to development standards set
out in the General Housing Code {and Rural
Housing Code) ini the Codes SEPP so that the
standards can be applied to an unregistered lot *

()

That is, the plon of subaivision that will create the it oo which
the chweling house & to be eacted is ragstered, being o
subdivaion that is the sabiject of o devefopment covsent that 5
i force

in this conteat, an unregistered lof refers 1o a propased kX in o

-

satdiwsion (hat is 1he subject of o develogyment cansent subyec!
1o @ condilion that it does not apercie antd the perscn bawng
the benefit of the COC has satisfied the cartifier that the Aot has
been registered ana that the aweding house the subyect of the
COC continues do meet the requinements of the Code

=

in this contest, an unreglstered lof refers 10 0 proposed ot that
wil e crpcted by reguabation of o plovn of subdvision where the
subdivsion is authonsed to be covried owt by a devmnment

coesent that is in force

Background Paper A Review of Complying Deveonment in Greenfisid Aress

2.3 |dentified Barrier:
Easements and other
instruments under the
Conveyancing Act

In new release areas that have small lot sizes and
narrow lot widths it is increasingly commaon for
walls to be built along the side boundanes (zero kot
boundary walls), The dratt Housing Code, and the
proposed Greenfield Housing Code, allow new
dwelling housas to be built to either ane or bath
side boundaries depending on the lot size or width,

When considering a subdivision applicabon at DA
stage, many councils will require subdivision plans
1o indicate whese zero lot boundary walls will
potentially be constructed. In most circurnstances,
councils will usually impose a condition on the
subdivision approvals requinng a section 838
instrument {under the Canveyancing Act] to create
an easement to establish a right of access for
maintenance (a maintenance easement). The lot that
adjoing the zero lat boundary wall 1s then ‘burdensd’
by the easement.

Stakeholder feedback mdicates that a maintenance
easement can limit the abdity to do comphang
development (that would otherwise meet the
development standards). Clause 3.4{b) of the
General Housing Code states that a new dwelling
house cannot be carried out as complying
development if it is located an a registered
gasement,

Option: Review of Clause 3.4 of the Codes SEPP

Applying 3 restriction on the use of an adjoining

lot as part of the subdmision approval process,
without any certainty that a dwelling will actuzlly be
built 1o the boundary, may restrict the ability of the
adjoning ot to use complying development. There
1s scope to amend Clause 3.4 to allow complying
development despite a registered easement, in
cartamn arcumstances. The Departmeant is currently
exploring these ssues,

2
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2.4 |dentified Barrier: Roads

Act Approvals

Currently, clause 1.18(1)(e} states that beforea

CDC isissued, wnitten consent from the ralevant
roads authonty {if required under section 138 ot
the Roads Act 1993 (Roads Act) for the building of
any kerb, craossover ar driveway must be obtained.
Section 13811) of the Roads Act states that a person
must not carry out road works and structures, such
as driveways, other than wath the consent of the
appropriate roads authority. Further, driveways

can be undestakean as either exempt or complying
development under the State Palicy, subject to
me=ting the relevant development standards - one
of these standards requires a Roads Act appreval
from the roads authority. Councils are generally the
relevant approving authority under the Roads Act, as
most drivenway connections are to local streets,

Some developers and home builder have indicated
that the requirement to obtain Roads Act approvals
can slow down the process of ssuing a CDC,
particularly in greenfield areas.

Option: Streamlining approvals

A propased option could be to allowa two-stage
process for driveway approvaks. This would allow
an ‘in principle’ concept approval of the dnveway
locaton, under the Roads Act for drveways and
crossings as part of the subdivision development
consent process. Under this proposal, as desenbed
in the pravious section, to allow 2 single CDC

for all building envelepes at the masterplan and
subdivision gtage, the proposed locatians of the
driveways would be approved. The final written
consent by the roads authority for the driveway
could then be issued once the COC for individual
hauses s obtained.

Background Paper A Review ol Complying Deve onment in Greenfieid Aress

Thes approach would have the benefit of capturing
anapproval in panciple for the lacation of the
majarity of the driveways. This is beneficial to
developers who will undertake building the entire
masterplan including the hcuses, then 1o be sold
to home-owniers. It also will benefit the approach
whereby a masterplan will be built substantially by
one developer, and subsequent house-builders are
responsible for bulding individual dwellings on
single lots: With both these approaches, there s
the added benefit of ensunng a coordinated and
integrated response to site and infrastructure design
of the estate at the subdivision or masterplan stage.
Street layouts, building locations, driveway and
access lecations would all be designed in paraliel
and approved together.

With an in principle approval for the driveways
already obtained under the masterplan and
subdivision stage, individual home-owners who then
construct a dwelling on a lot, with a pre-identified
building envelope and driveway, could obtain the
CDC appreval for the dwazlling, with a conditicn that
the driveway can be approved under the Roads Act
priar to construction starting, rather than the issue
of the COC. This would be subject to meeting the
standard conditians, such as standard construction
requirements, under tha Act.

In situations where the driveway location or design
changes because a differant house design is used
atter the subdivision appraval (including the concept
driveway approval), another Reads Act approval
would be needed pnor to obtaining a CDC. Any
such requests 1o make an amendment to driveway
locations from the approved masterplan and
subdivisions plan (including the driveway locations
and building envelopeas) would be required to meet
the aver-arching masterplan objectives,

The ability to obitain an in principle Roads Act
approval at the subdivision stage could be an
incentive for developers due to efficiency savings n
abtaining CDC approvals.
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Camden Counal has implemented a “fast-track”
approval procass under the Roads Act, based on
standard construction requirements. Counal staff
advise that this practice significantly reduces the
time taken to issue Roads Act approvals.

Encouraging other councils to adopt a similar
appreach to simplify and streamline approvals
procasses could be pursued.

2.5 Local Government Act
Approvals
(on-site effluent
disposal systems or
an on-site stormwater
drainage system)

Currently, dlause 1.18(1)[d) of the State Policy requires
that before a CDC is issued, the development

must have an appraval, (if required by the Lecal
Government Act 1993), for an onrsite effluent
disposal system if the development 1s underaken on
unsewered land, and an cn-aite stormwater drainage
systemn. Saction 68 of the Local Government Act
requires council approval for water supply, sewernge
and stormwater drainage work,

Some councils don't issue section 68 approvals

on vacant land. In these circumstances, council
requests that a DA be submitted for a dwelling, and
the saction €8 request be submitted for the ancillary
disposal system. This represents a significant hurdle
for increasing uptake of complying development in
areas where dwellings are being built on vacant lots.

Option: Clarification on the operation of clause
1.18(1){d) and section 68 LG Act

The Department may consider issuing pohcy
guidance on the operation of clause L1B{1)d). It

is notintended that clause 1.18{1)d) precludes
comphying develapment from being camed outon
vacant land. Section 68 of the |GA does not require
works to be carmed out on land with an established
use or any use or any type of use.

Alternatively, the Codes SEPP could be amended

to clarify that CDCs can be issued in greenfield
areas and that consideration alsa be given to
amending the legislation to make it clear that section
68 approvals can be issued on vacant lots. Any
changes to the Local Governmenit Act will require
consultation and liaison with the Office of Local
Government.

Another option 15 to give consideration to Imposing
a prescribed time period in whicha consent
authornty must determine a Section 68 application.

2.6 |dentified Barrier:
Interpretation of
Development Standards

Feedback from stakeholder consultation on the
development standards within the Codes SEFP
haswdentified that the complying development
standards are difficult to interpret and are not
tailered to the unique circumstances of greenfield
aceas. Inaddibion, the Department has recerved
feadback that the current standards both within
thi Cedes SEPP and the Growth Centres SEPF do
not reflect particular design features which are
preferable in greenfield areas, such as the provision
for garages to primary roads and landscape
elements.

Option: Develop a new Greenfield Housing
Code with simplified standards

The development standards proposed for the draft
Greenfield Housing Code have been formad in a
widy which will assist in ease of use and interpretation.

Further mformation on the draft Greenfield

Housing Code is i Part 4 of this Paper. A detailed
explanation of the proposed development standards
1sin the Explanation of Intended Effect, exhibited
alongside this Background Paper.
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F‘gm 4: Brightan Lakes, Moceetsank (source; Misvac)
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3.1 Overview

As new release (greenfield) areas genermlly result

in the development of whale nesghbourhoods
through a staged approach, the design of these
developments at a precinct, neighbourhood and
block level are equally important as the mdnadual lot
and its subsequent dwelling, Currently there is no
statewide guidance on well-designed subdivision
design. Within Growth Areas, wider masterplan
design responds to specific requirements within the
Growth Centres DCP. These provide guidance on
aspects such as block and ot layout, incorporating
subdmision design, movement network and comer
lots.

To ensure good design at a wader nerghbourhcod
level, this Background Paper explores opportunities
ta provide wider halistic guidelhnes which ensure
geod built form, landscape and amenity wathin new
master planned neighbourhoods in greenfield areas

It is intended that the Guidelines would assist:

¢ Coundils in establishing development contrals
for greenfield areas and assist in assessing
applicatons for new subdvisions;

*  Developersin establishing a halstc masterplan
tor thew subdivision, The Guidelines may help
inform the development of 3 developer’s own
set of guidelines for therr site which would be
used to assist homeowners when purchasing
new dwellings for lots, This will enable greater
value to be inherently designed into the
masterplan.

The Guidelines would have the aveall purpose

of informing residental-led masterplans to create
attractive, sustainable communities, with a distinct
character and high levels of resdential amenity. A
well-designed masterplan brings together all the
disciplines which work together to create places,

Background Paper

including urban planning, engineering, sustainable
dramage, landscape design, architecture, and urban
design, This approach to development of areenfield
areas creates unique places that have greater
attraction to potential home buyers, This, aleng with
the introducticn of initiatives described in Part 2,
would have the potential to create strang demand
for new housing within these areas under a CDC
approval pathway.

Brcad controls which respond to thas indlude
apprecation of the axisting natural assets and
character, movement framework, built form,
open space network and residential amenity. This
ensures an integrated approach to creating a new
naighbourhaod with gaod level of amenity at the
subdivision stage.

In araas of western Sydney where the majonty

of the greenfield areas have been identified,
particular conditions and issues are prevalent,
including accessibility to services, amenities and
other centres, and environmental conditions such
as hotter termperatures and existing landscape and
tree cover. Thase issues; if not addressed in future
masterplanning in greenfield areas, could lead

to social issues including health and well-baing,
environmental issues reated to urban heat iskands,
and loss of biodiversity; and economic issues related
to land values and market demand.

The following section describes a potential structure
for Subdivision Guidehnes to provide a hohistic
approach to greenfield subdoasions to address
these 1ssues and create sustzinable attractive
nesghbourhaods for cur communities.

Figure 5: Shiowood af the Hermitage (sowee: Sekisul Honse)
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3.2 The benefits of Subdivision
and Masterplan guidelines

The intraduction of Subdmision and Masterplar
guidelines will bring the following benefits

to homeowness, council and developers

responding to econamic viability, social equity and

environmental ssues and include:

1. Create places for people

*  New neighbourhoods where people want
to lve with a high quality built and natural
enmaronment,;

e Character and local distinctivensss is

ened and enhanced;

s developed with a long-term strateqic

vision plan contribute to people’s desire to live
in the place and the subsequent creatian of
strang, lang-term communities; and

e Market demand mcreases through the creahon

of unique and attractive neighbourhcods

2.

Figure 6: The Hermidage of Gledswood Hills (source; Sekisa House)

Background Paper  /\ fevow of Compy ng Deve onement o

Ceeonfieid

Preserve and enrich the existing
environment and landscape

Retains natural assets including landscape and
waterways

Reduced floodng risk;

Improved air and water quality

Cooler urban environment’

Enhances biodwersity:

Strengthens local distinctiveness; and

Visual cutlock and beauty are enhanced

reds 18
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3. Improve health and well-being

¢ Aclear framework of intercannected streets and
lareways, along with a range of activities (local
shops, ©

pen spaces) increases opportunities

to walk and cycle which improves lifestyle and
wellbeing;

*  |mpreved air quality achieved by the
preservation and enhancement of the natural
landscape helps health 1ssues and reduced car

Y. and

*  Theretention and addition of natural landscapes

dependen

assists in improving general emotional well-being

through the cooling of temperatures, visual

appearance and biodiversity.

4, Accessible to all

*  Awelldesigned, accessible streat network is
inclusive for all, regardiess of 2ge or ability,

e Aclear hierarchy of streets, laneways,; shared
surfacas/mews-style and footpaths which cater

I

for those on feot, in vehicles, wheelchairs and
bicycles: and
¢ Streets and neighbourhoods which encourage

walk-ability contribute to improving air quality.

Figure 7: New streetscope (source; Sekisui House)

Background Paper

A Review of Complying Devel o

5.

mant in Greenfiei

Allow for diversity and activity

An attractive combination of housing and local

amenity such as local shops/senices and open

spaces within a new neighbourhood providing

residents with improved lifestyles,

Create sustained value

Land values are sustained through the

creation of a robust, sustainable and attractive
neighbourhood; and

Allows greater market demand through the

develepment of a sought-after well-designed

place
Streamline the process

Guidelines to assist in a holistic masterplan
and subdivsion approach allow for a more
streambined approach to the development
ofa housing estate Thes ensures the primary

framework (streets, building envelopes, open

space) and secondary framework elements

ealt with in an integrated rmanner,

contributing to efficiency savings

Arews 19
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3.3 Subdivision layout and
approvals - current context

Urban form and streetscape are primanly established
in greenfield areas at the subdmsion stage, through
lot layout and dimensions, the design of the street
network, and requirerments for street verges,
foatpaths and public domain landscaping. Basic
development parameters that control building
envelopes, landscaped areas and facade treatments
are the key provisions that influence how the

final built form can contribute positively to the
streetscape.

These development parameaters respand to the
Growth Centres Development Control Plans
(Growth Centras DCPs). These include cbjectives
such as ensuring that ‘a sense of neighbourhood'

Is achieved, walkability is promaoted, land s utilised
efficently, natural features are reinforced and publhic
open space is integrated.,

H |

L1l

Figure 8: Existing subdmsion at Oran Park (source: Six Meps)

Background Paper A Review of Comply ng Deve onment in Greenfieid Aress

The development and home building industries
will respond 1o these contreds with a range of home
designs, Considerations like materials and finishes,
while making some contnbution to streetscape, are
generally discretionary and will change with market
preferences and trends,

In greenfield areas, the refationship between
subdmson approvals and the subsequent
canstruction of homes is impaortant to the efficient
delivery of new homes. Generally, the mix of lot
sizes, lot dimensions, anentation and streatscape
elements are established at the subdivision stage.
The pattern of subdivision is usually established
considering the likely housing praduct, particularly
aiven that the majonty of house deagns address
standard setbacks, height controls and private open
space requirements.

There is an opporntunity to develop more detailed
and holstic subdivision gudelines which respend to
the ssues expenenced in western Sydney related 1o
chmate and environmental issues.

— >
vy - = .‘_,o'
qffx} r - 'S_"
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3.4 Proposed greenfield
subdivision and master
plan guidelines

Well-designed subdmision plans form partota
holistic masterplan with the framework to deliver
the best possible future urban environments. The
Department propases the development of a set
of master planning ard subdivision guidelines

for greenfield areas which would respond to the
broader strategic abjectives of A Plan for Growing

Sydney.

These Guidelines would be developed to
ensure that masterplanning of new greenfield
developments and the subseguent
subdmsion are designed to create sustainabla

places tor new communities

The broad structure of the Guidelines could follow
a format of established publications such as the UK
pubhication, The Urbon Design Compendium’, which

has becaome an intermationally recogmised within

[ Urtan Design Compendium, English Partneniips, 2000

urban design practice. A suggested structure, based

on the compendium structure s detailed below

1.ldentifying the Context - including aspects
of community, place, natural rescurces (water,
brodiversity and green cover), connections and

vISXOn

2.Shaping the Natural and Urban Structure
the mavement framewaork lincluding strest

hierarchy), efficient land use, density, facilites

and form, energy and rescurce efficency (water

management), landscape, open spaces, landmarks,

vistas and focal points, blocks and parcals and plots

building @ze and «cale

3. Creating Connections - walking cycling
public transport, streets, parking and utilities

4. Providing Amenity - sclar access, natural

dayhght, ventifation, public open space

5. Detailing the Place - gocd public domain
positive outdoor space, active interfaces, building

arteulation

e Po -
Figure 9: Hunterfard masterpion at Cotlonds (source; Integrated Qesign Group Arcutects)
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3.5 How the Guidelines would
be used

The Guidelnes are inteaded to previde consistent
planning and design standards for mastesplanning
sites within greenfield areas across NSW, asa

way of ensuring good design outcomes for new
release areas on greenfield sites. The propased
Guidelines would function at a wider precinct ievel,
aneighbourhood level and a block level, and would
quide:

* Counails in establishing new, or adjusting existing,
development controls for greenfield areas and
assessing applications for new subdivisions, By
adopting the audelines, it wilt assst counails

in achieving better design outcames for large
mastecplanned sites; and

* Developers in establishing a holistic masterplan

for their site which considers overall frameworks for
open space, movement, built form and amentty.

The Guidelnes may help inform the development

of a developer's own set of guidelines far their

site, to assist homeowners when purchasing new
dwellings for lots. This will enable greater value ta be
inberently designed into the masterplan.

Developer
masterplans
/subdivides
and builds

homes
(DA)

Developer
masterplans
and subdivides
land only
(DA)

To aid with the masterplanning of large greenfield
sites, the masterplan and subdivision guidelines
will provide detailed guidance an best practice
approach to developing a new masterplanned
community and the approach to design and
construction.

There are generally two apprcaches to developing
masterplanned communibes at presentin NSW -
either solely by a developer who will masterplan the
entire site, including the design and construction
and subsaquent houses; or a masterplanned site by
a developer, including streets and open spacas with
broad concepts for the dwelling types, which are
then desaned and constructed by housesbuilders
on individually sold lots. Figure 10 below illustrates
the two approaches. Design guidelines are
benefical to both approaches, and in particular

the first, wheraby dwellings built under the CDC
approach by individual housebuilders may not
adhere to the ovesall vision for masterplanned estate
created by the developer.

Both these approaches are illustrated in two case
studies at the end of this section,

Homes
sold by the

of an integrated
masterplan

Individual
lots sold and
homes built
by house
builder
(CbC)

Figure 10: Two approccties fo develaping masterpicnned communites
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3.6 Broader strategic planning
context

A Plan for Growing Sydney is the plan which provides.
the strateqic planning framewark for Sydney as s
growth continues over the new decades. Alongside
this,the Greater Sydney Cammission has prepared
Draft Precinct Plans which identify three great aties
for Sydney, to deliver maximum benefits for existing
and new residents. They are the!

* Eastern Harbour City
* Central Parramatta River City
* Western Sydney Parklands City.

This identifies a umgue opportunity for urban
planning in Western Sydney as it ats an the cusp of
major change including infrastructure development
and population growth. The Greater Sydney
Commussion has the three following focus areas
which include:

*  Productivity —a city with more jobs in centras,
with more people being able to access their jobs

fTesT0o0000

I

wathin 30 minute commutes of where thay live;

«  Livability - 2 vable city that helps maintain
and imprave our quality of Iife. A aty wath mary
different places experiences and greater housing
choice,

* Sustainability - 2 oty that uses its natural
landscape as an asset, builds Greater Sydney's
resistance and enhances ils waterways and
biodiversty,

Towords Our Greoter Sydney is the document which
outlines a draft amendment to A Plan for Growing
Sydney and aligns with the vision establshed

in the draft District Pfans. The creation of new
communities in urban release areas is one of three
focus areas to accelerate housing opportunities over
the next 20 years.

The introduction of masterplan and subdivision
guidelines, to previde design guidelines alengsdide
anaw Greenfield Housing Cade will support the
objactves of the 20 year plans for Sydney,

Figure 11: A Plon for Growing Sydney (scarce: Department of Planning and Ervironment)
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One of the key initiatives of the Greater Sydney There is a significant opportunity at this paint of
Commission s to create Greater Sydney's Grean change within Westarn Sydnay, for new release
Gnid to deliver an interconneciad network of areas, which are predomnantly located in the
open spaces, This waill include open spaces, regians around the Central Parramatta River City and
parks, bushland, natural areas, waterway corndors the Western Sydney Parklands City to develop new
and tree-lined streetscapes in a network that communrities with these values in mind.
connects our homes to centres, public fransport
jebs and recreation. It promotes haalthier urban The draft District Plans reinforces the following
envirenmants, imprave community access obpectives for the Green Gnd:
ta recreation and exerase, encourage sooal
interaction, suppornt walking and cycling connections e preserve and conserve the natural environment;
and impeove the resiience of Greater Sydney. * Increase access to open space;

*  encourage sustainable transport connections;
Analysing the open space and environmental values ¢ promote active lving;
af Western Sydney identifies the Green Gnd asan s create a high quality public realm; and
oppartunity to develop a vision for infrastructure *  adapt to chmate extremes by increasing urban
delvery that sees transport, utilities, development greening and improving air quality,

and green infrastructure as interdependent and
equally impartant component for an equitable,
livable and resilient metropolis.

SYDNEY GREEN GRD
METROCFOLITAN PLAN

2 s s
1 Guverwrwry Aestemth Ofen

Figure 12: Sydney Green Gridd Metropobitan Pian (source! Government Architect's Office)
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These objectives can be raflected in the

proposed greenfield subdwvision guidelines and
the development standards for the proposed
Greenfield Housing Code. This will enable the best
pessible erviranmental outcomes for greenfield
developments.

The Environmental Value of the Green Grid

Careful design of future urban development and in
particular in greenfield areas, vall assist in reducing
the impacts to the environment and climate, Urban
heat islands are one such impact which are seen
though the replacement of natural land surfaces and
vegetation with hard nonporous and non reflective
surfaces le.q. dark reofs, car parks, paved areas and
Eitumen reads) whach absoch and trap heat much
more than vegetation,

Urban heat can impact communities through:

*health problems dehydmation, heat stress, heat
stroke, respiratory problems and mortality; and
sincreased greenhouse gas emissions from energy
used to cool households.

Trees and vegetation provide a cooling effect
through evapotranspiration and shading on hard
surfaces that would otherwise absorb heat from
direct sunhight. The degree of cooling differs across
tree species, with greater leat cover and water
content in the sod and vegetation praviding the
greatest cooling impact.

Trees will importantly also help to retain and preserve
exsting biodmersity and wildlife in existing wildlife
corridors.

The Social Value of the Green Grid

A number of benefits from the integration of the
Green Grid and its effect on the design ot individual
places includes:

Background Paper

A Review of Complying Devel onmeant in Greenfieid Aress

* Physical and psychological health and wellbeing
—the design of urban landscapes and graen
infrastructure has bean shawn to have an impact on
health and wellbeing. Far example, it may increase
opportunities and reduce barriers for activity, sccal
interaction, affect travel behaviour (2.g. eycling paths
and walking paths may encowage active transport)
and increase opportunities for recreational activity.”
This may result in pecple feeling better, and may
have an external impact on sooety in reducirg the
prevalence of non-communicable disease.

The estimates above account for this in so far as they
are reflected in the values people place on using the
facilities. In the following sections we discuss and
guantify the additional value not captured in user
valuations

* Landscape and neighbourhood amenity - green
infrastructure are likely to improve the attractiveness
of the area making it a more pleasant place to be.

Some types of green infrastructure, such as bicycle
paths and footpaths may result in improved
accessihility and provded opportunities for active
trarsport. The value in using this infrastructure
depends on connactivity to other parts of the

green network and other actwities. Connectad
routes may result in increased active transport and
reduced generalised travel costs {either due to
faster travel timas, a more pleasant jourmey and
other saved costs), but slso gains for the broader
transpert network {r.a. if individuals switch from road
transport to active transport there may a reduction in
cangesticn for other road users),

2 5ymans, |, jenes, B, Young, C. and Rosomuessen, B. 2015,
Assessing the Economic Vol of Green infrastnacture: Literotwe
Reaew Chmate Chonge Warking Maper Mo 23 Victonn nsttufe of
Strategre Economic Stuckes, Wetora Lnwversity, Metbowme
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3.7 Liveable and sustainable
neighbourhoods

Establishing a holissc visson for the site and the
potential place that can be created is a fundamental
starting point for any possible development within a
graenfield area, This vision, suppaorted by an overall
clear urban design framework forms the masterplan,
which functions to create attractive and sustainable
neighbourhoods.

Master planning establishes the parameters for

the site including the streel network, open space,
connection o existing natural elements, landscape,
and built form, all which respond to the vision for the
area and a defined sat of design pnnoples,

1. Identifying the Context

An apprecation of the existing constraints and
opportunities of the site and surrounding area

Place

Understanding the exsting qualities of place

are impartant, including the regional dentity
connections to surrcundings, the local character,
morphology of the place, natural features. It akso
includes an understanding of the socic-economic
profile of the area

Figure 13: Brighton Lake, Maovebxank (source; Mirvar)

Natural Resources and Assets

Identifying landscape assets to prepare and structure
of the landscape.

Connections

Understand existing access and linkages and observe
the guality of movemeant.

Vision

Creating a strong vision for developing a place is
crucial to the success of a good masterplan, Value
can be created through the design of a place whach
integrates a network of attractive streets and open
spaces and well-designed houses. Constraints that
might exist on the site can be overcome. And the
site’s cantaxt has a strong part to play in adding value
and creating place.

2.5haping the Natural and Urban Structure

The natural and urban structure is imporant
n creating Integration, functional efficiency,
emnviranmental harmaony, a sense of place and
commeraal viability,

Movement framework

This includes understanding the existing movement
assessment, designing a walkable neighbourhood,
developing a clear street netwaork of pnmary
streets, secondary streets, laneways and mews
and footpaths. The street gnd is of importance

in establishing a clear and leaible structurs for
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maovement through the neighbourhood. Ensuring including arrangement of dwellings such as detached

street trees are incorporated as part of the street or painng to allow appropriate spaces between, This

natwork. needs to be balanced with dwelling layouts and raom
functions

Green movement infrastructure & important. Energy efficiency

Well-desianed bicyde paths and footpaths assist Eneray efficiency includes solar orientation - {turn

accessibility and prowded opportunities for active houses towards the north), daylight access; water

transport, connecting to other activities. Connected collect, store and recycle mnwater, integrated water

rautes may result in increased active transport and management; wind —work with the wind; waste - do

reduced generalised travel costs (as a result of faster move with less.

traved times, & more pleasant journey and other saved

costs), but also gains for the broader transport Landscape

network, Landscape considerations include open space and
landscape design; public access to open space

Mixing Uses netwarks, wildlife and bicdiversity, topoaraphy,

The important in creating any new place are the microchmate, biodwersity and green cover, good

integration of uses which help to establish the street trees, including a street tree canopy Lo improve

neighbourhood unit. Different uses within a master streetscape and walkability; trees to rear gardens to

planned community provide amenity wathin close establish a contiguous tree canopy acrass rear back

proximity and add interest and character to new gardens

precncis. This can include a small willage centre
which may incorporate a small amount of mixed
uses, recreational areas. Areas of different housing
([detached houses or terraces) and vaned landscape
also assists in creating character

Density, facilities and form

The link between density and facilities, farm and
intenior space is important when developing a
successful bullt foem cutcome. Considerations of

esire ~omes for streets es are important " P c
CaC o ks e ipuTant Figure 14: Showood at the Hermitage (source; Sekisur Housel
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Figure 15: Landscape Plan of the Hermitage (sower: Ground Jok Londscape Architects)
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Landmarks, Vistas and Focal Points

Landmarks, wistas and focal points are impartant in
creating distinctiveness and assist with wayfinding
Landmarks includes aspects such as making it easy to
find your way around, show the way and emphasise
the huerarchy of place. Vistas include a clear network
of routes or paths and faoiltate easily usable
connechons between places and focal points form
places to gather.

Block design

Good design of perimeter blocks ensures that all
lots face the street, respect nesghbour’s privacy, line
the perimeter, and encourage continuity of street
frontage. Blodk size sheuld be kept to a minimum,
and shape should allow for functionality and access,
and facilitate sunlight and daylight mto rear gardens
and habstable rooms.

Laneways, shared surfaces or mews should be
integrated into the block design to allow car access
and servicang from the rear, reduce block size, and
assist density, and restnct the number of draveways
along the primary access road, which impacts the
quality of streetscape by limitations in street planting

and increasing garages and driveway hardstandings

Lots and subdivision

Good subdivision desian ensures that the key
vanables of aspect, size, shape and density in
combination with site charactenstics such as

topegraphy and slope to achieve a range of lot sizes

and energy efficiencies, This promotes and facilitates

good pedestrian activity, bicycle use.

A solar-efficient subdmsion will ensure that

the cverall development s significantly more
energy efiicient than corventional develcpment
because once the lots are cacrectly aligned and
proportioned, individual houses in general will
perform better with comparatively less effort. Lots
should be designed so that ane axis is within 30
degress east and 20 degreas west off true solar

north

Good lot design will maxmise and protect solar
access for each dwelling house. This is achieved by
defimng appropnate lot size, shape and orientation.
The building envelepe incorporating the setbacks
and hewght take ensure that solar access s preserved

Figure 17 below illustrates this.

ORDO02
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Flgurc 16: Rear lane, Brighton [akes (source! Mirves)

Figure 17: Optirmurn oryerdation for lots
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3. Creating Connections

Connections are important in terms of finking up,
movement choices, forming a clear street hierarchy,
creating a sense of place, safer routes for all,
providing better parking management and improving
parking issues.

Walking
Allony the development of pedestrian and cycle
friendly sireets and walkable safe neighbourhnods.

Cydling
Design for convenient oycling from hame ta

actvities

Servicing
Service from streets and laneways, making services

subservient to laycut.

Streets and Traffic

Cenaderation of hierarchy of streat types; main
rautes, streets as soca places, functicnality, traffic
calming and pedestrian crossings, parking and
saviang, parking standards and location of parking
are all important. Equally important is the ability for

streets and vaffic to be designed in a manner to

Incorporate street trees,

Figure 18: Cyrlevays ot the Hermiage Gsowee:Sekisn House)

4. Detailing the Place

Positive Qutdoor Space

Creation of meaningful and attractive pubhic open
space

Building Lines and Setbacks and creating a sense of
enclosure through built edges.

Animating the Edge

Active frontages allow for activity, nchness and
beauty. They aliow engagement with the public reaim
and geod passive surveillance. Dwelling faycuts that
incorporate key habitable rooms such as ving rooms
or studies that averlook the street. Studios over

garages can activate rear laneway areas

Building Size and Scale

The development standards for the building
envelope ensure that the setbacks, building depths,
widths and haights provide the appropriate scale
and massing 1o the streetscape and preserve amenity
considerations such as sclar access.

Censideration of a different built form to mark corners
isimportant. Internal dwelling layout is an important

consideraton to ensure good amenity both internally
and within the streetscape, Examples are illustrated in

Appendix 3.

A Thriving Public Realm

This includes the creation of social spaces and
distinctive places, such as the incorparation of
footpaths, well-designed street furniture, signage and

lighting.

Private and public space
Clearty defined delineation and transition between
the public domain and private open spaces to ensure

privacy,

The two case studes in the followang section
iHustrate two new masterplanned communites in
new growth areas in north-westemn Sydrey. which
have incarporated clear design prnciples into the
masterplan to achieve good design outcomes.

Background Paper A Review of Complying Deveonmeant in Greenfieid Aress 29

Attachments for the Ordinary Council Meeting held on 27 June 2017 - Page 90



Attachment 2

Background Paper- A Review of Complying Development in Greenfield Areas

Figure 19: Thw Hrermitage, Gledswood Hills (source: Sekisid House)
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Figure 20: SBnghton [ake, Moarebank fource: Mivvoc)
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Chapter 4 -The
Greenfield Houisng
Code
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4.1 The Greenfield Housing

Code

In responsa to stakeholder feedback that the
development standards for comphang development
inthe General Housing Code are difficult to apply
and are not talored to greenfield sites, where

lot sizes are typically smaller and narrawer, the
[Department has prepared a draft Greenfield
Housing Code.

The Code contains tailored development standards
in plain English, with explanatory diagrams to assist
with interpretation and navigation of the Code, A
detailed explanation of the proposed development
standards in the Greenfield Housing Code 1s set
out in the Explanation of Intended Effect, whichiis
exhibited alongside this Backaground Paper,

A newy Greenfield Housing Code would provide a
clear and consistent set of development standards
to enable fast tracked housing approvals for new
release areas across NSW. Consistent with the
smplified Housing Code, the new Greenfield
Housing Code will be written in easy to understand
plain English, and based on a simple system of
contrals that apply 10 lots in four different kot
bandwidths,

The standards will be tadored to suit conditions of
greenfield sites by incorporating:

¢ sethack controls which align to cument
market conditions;

¢ landscape contrels which atlow a good
level of deep soil landscaping to encourage
planting to rear gardens; and

¢ atree tothe front and rear gardens to
provides tree caver where it previously may
not have existed on the site.

Background Paper
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Transition Period

The Department is aware that home builders

and developers hove designed new housing
developments basad on the current development
standards in the General Housing Code and relevant
council LEPs and DCPs,

The Department proposes to allow a transition
pericd of three years between the application

of the existing palicies for resdental complying
development {General Housing Code, soon to
be replaced with the new Housing Code) and the
introduction of the new Greenfield Housing Code
for new release areas.

This would allow home builders and developers

ta deliver on their existing products and give them
encugh time to design new dwellings to complying
with the development standards in the Greenfield
Housing Code

Issues raised by stakeholders

The consultahon undertaken with stakeholders has
raised a number of issues in relation to the take-up of
complying development in greenfield areas. These
Issues range from the simplicity of the standards
through to certain elements of the approval procass,
A detailed list of these issues is contained within
Appendix 2.

These concerns have been taken into account in
developing the standards for the new Greenfield
Housing Code.

Attachments for the Ordinary Council Meeting held on 27 June 2017 - Page 94



Attachment 2 Background Paper- A Review of Complying Development in Greenfield Areas

4.2 Where the Greenfield There are also a number of greenfield areas across
Housing Code would apply the State that have been released by cauncils for
residential urban development that could banefit

The Greerfield Housing Code 1s proposed to apply from the simplified cantrols in the proposad new

ta land defined as a residential releass area under Greenfield Housing Code

clause 126AB of the EP&A Regulation, and any other

graenfield release areas naminated by councils. The Department invites feedback from councils

Clause 136A8 includas land within: landawners and industry on any other areas where
the new Code shauld apply.

*  an urban release area identified within a local

erviropmental plan that adopts the apphcable Neighbour notification requirements for new

mandatery provisions of the Standard Code
Instrument

¢  aland relesse area identified under Current neighbour notification requirements under
the Eurobodalla Local Enviranmental Plan 2012: Clause 130A8 {pre-approval notification) and

e anyland subject to State Envircnmental Planning Clause 136A8 (pre-construction notification) of the
Palicy (Sydney Regior Growth Centres) 2006 Regulations wall continue to apply ta development

* anyareaincluded in Parts 6, 26, 27, 28and 29 carried out under the propased Greenfield Housing
of Schedule 3 to State Envircnmental Planning Code

Palicy (Major Development} 2005 (now referred

to as SEPP (State Significant Precincts) 2005,

Figure 21: New povk af Rowse Hill fsowee: Coulusl

Background Paper /A flevew ol Comply
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4.3 Simplified Development
Standards

The apgroach to the development standards for

the propased Greenfield Mousing Code has been
simplified by categerising them in three over-arching
design quality principtes — development standards
pertamnng to Built Form, developing standards
pertaining to Landscape and development standards
pertanmng to Amenity.

Ensuring good design is cntical to delivering
development that minimises adverse impacts on
surraunding properties,

All standards are proposed to fall under three over-
arching design quality principles of Built Form,
Landscape and Amenity.

As
Context and

neighbourhood
character

el

Built form
and scale

Landscape

Sustainability

afia

Housing diversity
and social
Interaction

appearance

These principles have been derived from the

nine desiagn quahty principles which form State
Enviranmentol Planning Policy 65 (SEPP 85) Desian
Quality Principles,

Bullt form incorporates context and
neighbourhaod character, density and visual
appearance,

Landscape incorporates the principle of
sustamabality;

Amenity incorporates cther related principles of
safety and housing diversity and social interaction.

Figure 22 balow illustrates the nine quality
principles and the approach to simphify to three key
principles for use within the Code structura

sEBRA

Built form
and scale

Landscape

Visual
Amenity

Flgure 22: Nine design Quaity principles as dentlfied under SEPP 65 simplified to three main princigies for the Code

Background Paper
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Built Form Development Standards

These encompass principles of future context and
neighbourhced character, built form and scale
and visual appearance, These prnciples respond
ta the naturat and future built surrounds of an area
and to deliver an appropriate built form outcome
ta respond to an area’s desired future character.
Well-designed buildings respond to and enhance
the qualities an area mduding the adjacent sites,
streetscape and neighbourhood.

A well-designed built form has good proportons
and a balanced composition, Goed design hasa
vanety of matenal, colours and textures, integrated in
a syrmpathetic manner.

The visual appearance of a well-designed dwelling
respands to the future Jocal context, particularly
desirable elements. The built form development
standards also allow for a well-defined private
domain which interfaces positively with the

public domain providing good safety, through
opportunities to optimise passive surveillance of
pubhc and communal areas,

Landscape Development Standards

These standards ensure that the landscape and
house operate as an integrated and sustainable
systemn resulting in attractive houses with good
amenity. A positiveimage and contextual fit of well-
designed developments is achieved by contributing
to the landscape character of the streetscape and
neighbourhood.

Good landscape design enhances the dwelling’s
envirenmental performance by retaining positive
natural features whech contribute to the local context,
co-ordinating water and sail management, solar
access, micro-climate, tree cancpy, habitat values,
and presarving green networks. Good landscape
design enhances usability, privacy and cpportunities
for social imteraction, equitable access, respect

for nesghbours amenity, prowdes for practical

establishment and long term management,

These standards promote elements of sustainability
including areas of deep soll to encourage planting
and trees to front gardens 1o provide shade and
ameliorate effects of ncreased hotter weather events
and urban heat islands.

Amenity Development Standards

Achisving good amenity contributes to positive
Inving emaranments and resident well-being. Good
amenity combines appropriate room dimensions,
access to sunlight. natural ventilation, cutlook;
visual and acoustic privacy, and ease of access for all
age groups and levels of mebility, These standards
promote lements of sustainability through good
levels of solar access and natural ventilation and
access to private outdoor space

Applying the Development Standards to the
principles

For simphcity of use vathin the Code structure the
standards have been grouped and identified under
onecf the three cver-arching panciples.

Figure 23 on the tollowing page illustrates how the
standards relate to the princples.

Background Paper A Review ol Complying Deve onment in Greenfieid Aress 36
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sadla

Built form
and scale

Development Development Development
Standards Standards Standards

Building Height Landscaped area
e G
: . garden

Il,,.....:., SRkl Saaeaan= i

o — ol

Figure 23: Develtopment standards cpphaabie to the ovinoples

Simplified Structure of the New Code based on Figure 24 on the following page, demonstrates

Three Principles Iy the new Code has been simplified and the
number of controls reducad, compared to the draft
The structure of the new Code will be simplified, Housing Code and the Growth Centres SEPP and
with relevant development standards based on the DCPs. This includes “grouping’ of key standards such
three principles. Devalopment standards will also be as setbacks or standards related ta articulation so
reduced, and the new Cade written in plain English they are located under the one main heading.

with explanatory diagrams 1o ensure that it is easy to
read, understand and use.
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BUILT FORM

LANDSCAPE

AMENITY

Growth Centres DCP Proposed Greenfield Code

Gross Floor Area

Site coverage Site coverage
(ground & upper) lupper only)

Setbacks

Front setbacks

Front setbacks

Rear setbacks Rear setbacks

Corner Setbacks Corner Setbacks

é

cks

Frontgarage Front garage setbacks

Articulation (1:luding

aarsge sethack and garage
wicith

:

10 HBHABE
| I §|Ii|§| I Ii§
5 ¢

Landscaped Area

Inciuding tree to front and

Landscaped Area Landscaped Area

Principle Private Open
Space

Privacy screens

Privacy screens

Solaraccess

Maximum depth of
habitable rooms

Ceiling heights
(attics)

Figure 24: Comparisen of the Standards
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4.4 Comparisons with the draft
Housing Code

Key differences batween the draft Housing Code
and the site and envelope standards proposed in the

Greenfield Housing Code include:

oThe controls are based on lot width anly rather than
lot area to cater to the standard Iot types typically

found in greanfield subdivisons,

*The controls for front setbacks are a numerical

standard. The standard to average the setbacks with

neighbours has not been incarporated, as in many
cas=s withuin new greenfield areas, two adjoining
reghbours do not exist. There is also typically less
apprehension about a nesghbour's development
including redationship to sethack, as new dwellings
are expectad in new release areas. This is in contrast
to typical development undertaken through the
Housing Code, where the neighbour average is still
appropeiate Lo minimise impacts on existing and/ar

established neighbourhoods;

F‘Eun 25: Brighton Lokes (source : Mingc)

Background Paper  /\ fevew ol Comnpy

n Greenfied Ares

* The proposed front setback cantrals are consistent
for all lot wadth types, which creates the opportunity
ta maximise usable private open space in the
backyard and increase building separation at the

rear

eMinimum rear boundary setbacks are the same
for all lot wadths for both single and double sterey
houses to ensure appropnate building separation
and to ensure kndscaped area and rear yard space
can be integrated,

*The approach to second storey side setbacks is to
remaove the formula as appears in the Housing Code
and incarporate a single numerical contral, This

follows the approach af the Growth Centres DCP;

A new control to limit the maximum depth of
habitable rooms s intended to assist solar access
and daylight amenity into new dwellings in

greenfield areas.

Appendix 1 provides a detailed comparnison with
the Simplified Housing Code and the Growth

Centres DCP

39
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Appendix 1 - Comparison of the Standards

Control Draft Housing Code Blacktown GC DCP/SEPP Draft Greenfield Code
Max Building £.5m B.5m/9m 8.5m
height
Max Site Na confrols Lote <7m wade: 40% (upper level Lots 6-7m wide: 50% {(upper level
Coverage only) only);
Lots 7-9m wide: 50% (upper level Lots >7-10m weide:
oriby) 40%
Lots ©-15m wide: Lots >1015m wide;
80% (areund floor) 35% (upper floor <375m2 lots)
40% (upper floor <375m2 lots) Lots >15m wide:
35% (upper floor >375m lots) 30% upper floar
Lats >15m wide:
50% ground floor
30% upper floor
Max gross 200-300m?: 75% of kot area No controls No controls
floorarea  <300m* 25% offot area + 150m’
to a max, 450m*
Minimum 200-300m": 15% Lots <9m wide; 15% of site area 200 -300m?*: 15%
landscaped  <300m*: 50% of lot area minus Lats F15m wade: 25% of site area <300m*: 50% of lot area minus
dareq 100m’ Lots >15m wide: 30% of site area 100m*
Front 200-300m*: 3m 3m (<7m wide) B-<7mwide: 4.5 metres (to
setbacks front building fagade); 3mto
ariculation zaone
300-900m? : 4.5m 3.5m {fronting open spacel >710m wide: 4.5 metres (to
front building facade); 3mto
aruculstion zone
9C0-1500m” : 6.5m 4.5m Z10-15mwide: 4.5 metres (to
front builchng facade); 3mto
arbcuiahion zone
15m+: 4,5 metres (to front
building facade); 3mic
articulation zone
Background Paper A Review of Complying Deve onment in Greenfieid Aress a
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Rear
setbacks

Reargarage

Background Paper /A fevewc

Draft Housing Code

1.5m {inside front satbacks
Flb.":v?]

2m

Om both sides (6-8m wide}

Orn/0.9m (8-12.5m wide)

0.9m (<10m wade)

0.9m + 25% of building height
above 5.5m (<10m wide)

0.9m + 25% of building height
above 4,.5m (10-18m wide)

3m (up to 4:.5m high)

8m (above 4.5m}(300-900m2
fots)

10m {<300m?2)

Om for 50% of boundary with a
raar lane

Om (<300m 2} for up to 50% of
lot width

0.9m up to 3.3m high (300-
900m2) ce

Crn for 50% of boundary length

Blacktown GC DCP

1.5m (inside front sethacks above)

Im

Om both sides (<9m wide)

Cm/0.9m (9-15m wide)

1.5m (second storey)

0.9m {single storey)
1.2m {double storey)
(Lots <9m wide)

4m |ground floor)

6m (upper fioors)

No minimum dwelling setback for

lots <7m wide

onrent in Greenfieid Aress

Draft Greenfield Code

1.5m

<7mwide: Tm
>7m wide: 2m
Lower (6-7m)
Side A:Cm
Side 8:0m
Upper

Side A:1.5m
Side 8:0m
Lower (7-9m)
Side A:Cm
Side B:0.9m
Upper

Side A:1.5m
Side B:0.9m
Lower (>10-15m)
Side A:Om
Side 8:0.9m
Upper

Side A:1.5m
Side B:0.9m
Lower (over 15m)
Side A:0.9m
Side 8:0.9m
Upper

Side A:1,5m
Side B:0.9m

Single storay: 3m

Two storey: 6m
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Appendix 2 - Stakeholder
Issues

As discussad in this Papey, the Depaniment has
undertaken this work as a result of stakeholkder
concerms about the barriers for use of complying
development in greenfield areas:

*  Developers or home builders will often
choose a DA process, because the process of
determining whether the house fits the aritena
for complying development can be complex.

* Inmany cases, parbcularly for tworstorey homes,
complying development standards are not
aligned with contemporary house desians or
the preferences of homebuyers in new relzass
areas

¢ Some ofthe development standards in the
General Housing Code and the proposed draft
Housing Code are too restrictive for greenfield
hougng types, such as the current side, rear and
front setback requirements, and restnctions on
double garages fer lots below 12.5m wide.

*  Development standards in some cases are
difficult te interpret {both under the General
Housing Code and under other instruments
and DCPs) and this is adding to assessment
timeframes,

¢ Thelot size bands in the General Mousing Code
donot allow for an equitable range of dwelling
sizes across the different lot sizes. Counals
also generally allow larger homes 1o be builtin
new release areas than are permitted under the
current State Policy.

* Controls and approvals processes under a range
ofdifferent local controls and in the North West
and South West Priority Grawth Areas differ, and
thesa differences make it difficult to standardise
home designs.

* Theconirols under the Growth Centres SEPP

Background Paper

A Review of Complying Devel onmeant in Greenfieid Aress

and DCPs are better aligned with contemporary
house design for greenfield areas and enable
hameowners ta build the home that they prefer.

*  Some developers/home builders will lodge
bulk development applications where thay are
marketing house and land packages, and will
sometimes lodge DAs prior to registiation of the
lots theough the subdvision process.

* Timeframes for approvals vary, but councils in
growth areas generally have a “fast-tracked”
or priority approval stream, meaning faster
approvals for new homes in new areas
compared to established areas.

*  Related approvals {like appravals under the
Roads Act for driveways and s68 of the Local
Government Act for on-Site seveer and storm
water disposal systems) that are in some cases
raquired prior to release of 3 CDC, but which
are narmally previded concurrently with the
assessment afa DA, add complexty and tima to
the approval process, meaning it is often
simpler to lodge a development apphicaticn.

*  Private cartifiers appear to issue CDCs in less
tima than councils, however, it is undear to
what axtent delays (like requests for further
information) are caunted in these approval
timeframes.

¢ Thereis a lack of awareness among home
buyers cf the complying developrmeant cption.

Stakeholder feedback indicates there is a case

for simplification of the controls that apply o

new dwelling housas, and far standardisation of
contrals across different jurisdictions and planning
Instruments, There are also issues relating to
approvals processes and the relationship betweaen
subdivision approvals and the subsequent
construction of new homes,
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Appendix 3 - Example Housetype Plans

The housetype plans on the following pages illustrate some of the possible outcomes for housing layouts within
greenfield areas. Figure 26 ilustrates a dwelling type with double garage to the front and a small living area by
the front door. Integrabion of some habitable space at the front of the dwelling 15 preferable as it prowdes natural
survedllance to the street, and also assists to activate the streetscape, Figure 27 illustates an alternative garsge
arrangement located to the rear (either from secondary road o rear laneway), which increases the frontage of
habitable rooms to the street, and alsa improve the streetscape by reducing driveways which limit street tree
potential

i
r |
{ S i ‘J
Total House Area 242 0m’
Lot area 500m’
Legend
1. Entry 9. Study
2. lounge 10, Family
3 : 11. Principal Bedroom
3. Living
4. Dininy 12. Ensuite
4. Dining e
5. Kitchen . Bedroom
6. Laundry "_‘ Bedroom 3
7 15. Bedroom 4
7. Garage
8. WC 16. Main batheoom

Figure 26: Housetype 1- garage to the frant (source: Sekisui House)
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" "
15
il !
f:l.-utlllllll" = EEws
Total House Area 264.0m2
Lot area 527m2
Legend
1). Entry 9. Study
2. l‘m‘mcw 10. Principal Bedroom
3. Living 11, Ensuite
-L‘:L Dllm"g 12, Bedroom 2
5. Kitchen 13. Bedroom 3
(—;;. Laundry 14. Bedroom 4
7. Garage 15, Main bathroom
8. WC
Figure 27: Howsetype 2 -guroge to the reor (source: Sekisui House)
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Have Your Say

The NSW Government is committed to delivening
housing 1o meet the needs of a growing pepulation
in NSW. The State Policy pravides a fasttracked
appreval pathway for delivenng new housing as

complying development.

Feadback and discussion 1s encouraged to further
explore the Department's propased options in

raspect to overcoming barriers to the take-up of

complying development in greenfield areas.

Al feedback and submissicns will be reviewed and
the results will be used to mform any changes to the

State Policy or other legislstion

Further infarmatian on the Palicy can be found an
the Department’s website
www.planning.nsw.gov.au

and the Department's NSW Planning Portal at
www.planningportal.nsw.gov.au

or by calling 1300 305 695

Ifyou cannot makes a submission onling,

you can write to us via:

Email: codes@planning.nsw.gov.au
Mail: Director, Codes and Approval Pathways
Department of Planning and Environment

GPO Box 39 Sydney NSW 2001

Background Paper A Review ol Complying Dave o

oeveenl in Greenfieid Aress
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To have your say on Bockground Paper
visit planning. nsw.gov.ou/proposals
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Disclaimer

Copyright notice
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Chapter1 -
Introduction
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1.1  What s an Explanation of
Intended Effect?

Sechon 3B of the Envirenmental Panning and
Assessment Act 1979 (the Act) requires the

Minister, before recommending the making of an
enviranmental planning instrument by the Governar
to take such steps, f any, as the Minster considers
appropnate ar necessary to publicise an Explanation
of the Intended Effect (EIE) of the proposed
instrument and to seek and consider submissions

from the public on the matier

This EIE has been prepared for the purposes

of section 38 and forms an explananon of the
intended effect of the proposad amendments to
the State Environmental Planning Policy (Exermpt and
Complying Development Codes) 2008 (the Codes
SEPF)

The proposed amendments will introduce a new
Greenfield Housing Cade' into the Codes SEFPP.
This EIE accompanies a Sackground Paper - A
Review of Complying Development in Greenfield
Areas, which discusses barners to the take-up of
complying development and identibes options to
facilitate faster housing apprevals and ensure geed

design outcomes in greenfield areas.

Flgun ¥: Brighifon Lokes, Mocrebaonk fsaurce: Myvac)

Explanation of intended Effect  Mopoted Coeenfie d Hounng Code

The introduction of a new
Greenfield Housing Code
supports the ongoing work to
meet the Premier’s Priority Target
for Faster Housing Approvals,
which is to achieve 90% of
housing approvals within 40 days
by 2019 and the State Priority to
increase housing supply across
NSW by delivering more than
50,000 approvals every year.

T —
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1.2 Context

The State Emvironmental Planning Palicy (Exempt and
Complying Development Codes) 2008 {Codes SEPP)
allows for the development of 1-2 storey dwelling
houses, attached and detached development and
alterations and additions to be camed out upder

a fast track approval procass called camplying
development.

Provided the proposed development comphes with
pre-determined development standards, approval
in the form of a complying developmeant certificate
(COC) can be issued on average within 20 days,
compared to 71 days on average for a development
application (DAL The development standards

were developed in consultation with stakeholders
and are designed to presene neighbourhood
amanity through setbacks, landscaping and height
controls ta reinforce the principles of good design.
Comphang development is an effective and low
cost way to streamline the approvals process and
improve housing affordability.

There are significant benedits asscciated with
Increasing the uptake of comphyang development in
greenfield areas - such as reduced approval tmes,
reduced development costs and greater certainty
-all of which are explained in detail withan the
Background Paper.

Comphyang developments can be approved
significantly faster than DAs. Accordingly, the
Cepartment of Planning and Environment (the
Department) is examining opportunities to increase
the uptake of residential complying development in
greenfield areas by simplifying the development
standards and taloring them to suit these new
growth areas,

There are also significant cost savings when carrying

out camplying development compared to a DA -a
cost benefit analysis undertaken for the Department

Explanation of Intended Effect

by The Centre for International Economics (CIE} in
2015 found that thare are savings of up to $15,000
for single dwellings If approved under a CDC instead
ofaDA.

The 2014/15 Local Davelopment Parformance
Manitor report showed that:

¢ CDCenow account for 32% of development
approvals; up from 29%in 2013-14;

¢ $5.24 billion worth of CDCs were approved
under the NSW local development assessment
system In 2014-15, up from $4.43 billion in
2013-14, representing an increase of 18%;

e 29075 CDCs were approved by counal or
private certifiers, reprasenting a 17.4% increase
from 24 7701in 2013-14;

e  CDCstockanaverage 22 days to determine
in 2014-15, an increase of 25% from 18 daysin
2013-14.

Current barriers to the uptake of complang
development have been identified, such as driveway
approvals, complex development standards, and the
ability to obtain a CDC prior to lot registration. These
Issues are explored in mare detail in the Backgraund
Paper.

In addition to simplifying complying developmeant,
the NSW Gaovernment recagnises that it is critical
that new developments in greenfield areas are well
designed to create dishinet and attractive places for
people which are environmentally, economically and
soclly sustainable.

Proposed Gresnfied Housng Code 4
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1.3 Objectives and Intended
Outcomes

The draft Greenfield Housing Code s intended to fit
within the existing Cades SEPP and will be subject
to the existing land based exclusions and general
requirements that applies to the existing General
Housing Code, The definitions contained within

the Codes SEPP will also apply to the Greenfield
Housing Code.

Consistent with the Departments’s review of the
Genearal Housng Code, it is proposed that the
draft Greenfield Housing Code will alsa be written
using plain English and structured in an easser to
use format with explanatory diagrams to assst with
interpretation

The new Code will pravide amplified, tailored
development standards with a focus on good design
outcomes to promote more residential housing in
new release areas to be carmed out under the fast-
tracked complying development approval pathway.

1.4 Summary of the Key
Elements

The key elements of the Greenfield Housing Code

are:

* consistency of rear setbacks wath those
permitted under Growth Centres DCPs and the
Cades SEPP:

* consistent front setbacks for all ot widths and
rermoval of the front setback averaging rule
currently required under the General Housing
Code of the Codes SEPP;

* amplification of side setbacks to ground and
upper levels;

* allowance of a double garage on lots that are
10m wide and over (permusuble to two storey
houses anly on 10m vade lats); and

* cntena for determining different development
standards is to be based an |ot wadth rather than
lot area, which is mare relevant ta greenfield

areas

The Department also proposes to include

E r. ation of |

ded Effect

development standards in the new Ccde, which will

cortribute taimproving streetscape, building desan

quality and amenity outcomes. These include;

e amaximum depth of 6m for any habitable room
from a waindow: and

* therequirement to plant a tree in the front and
rear setbacks of the fot,

Transitional Period

The Department is aware that home builders
and developers have designed new housing
developments based on current development
standards in the General Housing Code and the
relevant council LEPs and DCPs

The Department proposes to allow a transition
pericd of three years between the application

of the axisting policies for ressdential complying
development (General Housing Code, soon to be
replaced with the Simplified Housing Codej and
the introduction of the new Greenfield Housing
Cade for new release areas, This would allow home
builders and developers to deliver on their existing
products and give them enough time ta design
new dwellings to comply vath the development
standards in the Greenfield Housing Code, The DA

pathway will continue to be available.

Figure 2: Shawood atThe Hesmitage, Gledswood Hills
[source: Sekisul House)
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Chapter 2 -
The Greenfield
Housing Code
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2.1 Where the Greenfield
Housing Code would apply

The Greenfield Housing Code 1s proposed to apply
ta land defined as 3 residential release area under
clause 136AB of the Environmental Planning and
Assessment Regulation 1979 (EP&A Regulation), and
any cther greenfield release areas nominated by
councils and identified in a schedule to the Code
Clause 136A8 includes land within:

*  anurban release area identified within 3 local
environmaental plan that adopts the applicable
mandatory pravisions of the Standard
Instrument;

*  aland release area identified under
the Eurobodalla Local Ervaranmental Plan 2012;

* anyland subject to State Envircamental Planning
Palicy (Sydney Regian Growth Centres) 2006

e anyareaincluded in Parts 6, 26, 27, 28 and
29 of Schadule 3 of the State Envirnnmental
Planning Policy (Mojor Development) 2005 {now
referred ta as SEPP (State Significant Precincts)
2005).

There are also a numbser of greenfield areas across

the State that have been raleasad by councils for
residential urban development that could benefit
from the simplified controls in the peoposed new
Greenfield Housing Cade. The Department invites
feedback from councils, landowners and industry on
any other areas where the new Code should apply.

The Code would apply to new dwelling houses
in defined residential release areas on land which
tollows all of the cntena listed belaw:

* inaresiderntial zone —R1 General Residential,
R2 Low Density Residential, R3 Medium Density
Residential, R4 High Density Residential, and
RUS Village;

*  has been granted subdivision consent;

¢ amnimum of & metres wide measured at the
building line (as defined by the State Policy),

e  amnimum of 25 metres lot depth from the
frontage to a primary road to the rear lot
boundary;

*  ammimum lot sze of 200 m?

All of the above requirements need to be met in
order to use the Greenfield Housing Code. They are
Hustrated in the following Figures 4, 5 and 6

T

Figure 3: Brighton (akey, Moarebank (source: Mirvag)
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Figure 4 belowy illustrates the minimum dimensions
for a ot to be applicable under the Greenfield
Housing Cede,

Y '] ! ]
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Figure 4: Minimum dimensians far oppiicable lots
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The Greenfield Housing Code would apply to
standard lots, corner lots, parallel Iots and battle-axe
lots as currently defined under the draft Housing
: urrently l ury : f r ‘us Q P
Code. These are illustrated in Figure 5 adjacent and - e
— = e, ey
are listed as folloves: —

'

RSl S IG

* standard lots - with one frontage to a primary
road;
* camer lots - with one frontage to a primary road

and a second frontage to a secondary road;

*  paralled road lots - with one frontage to a pnmary
road and a second frantage to a parallel road;
and

* battle-axe lots - with driveway access only to a

Paraliel Road Lots

prmary road.

Parallel Road Lots

Figure 5: Four different (of conditions

Explanation of Intended Effect Froposed Gresnfied Housng Code 8
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While battle-axe lots are not common in new Figure 6 below illustrates the required minimum
release areas, they are proposed to be included dimensions for a battle-axe lot.

in the Greenfield Housing Code, There are some
circumstances where battle-axe lots occur in new
release areas, including lots which directly frent
public land such as a park and irregular shaped land
parcels.

The same controls are proposed to apply to battle-
axe lots, Determining the orientation of sethacks

1s the key difference as there is usually no frontage
tea pnmary road. The pamary lot boundary {the
boundary where the front setback controls apply) is
defined for battle-axe lots as:

¢ the boundary that adjoins 2 public road
{excepting the boundary of a battle-axe access
handie) or kand reserved or otherwise identified
for public recreation, or public infrastructure;
and

¢ wharethere is no frontage as descnbed above,
the boundary closast 1o the primary street from
which the property gans vehicular access
{excluding the boundary of any part of the lot
that is an access handle)

\
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Figure 6: Minimum dimensians far bottieoxe blocks
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Alterations and additions

The Cede would also apply to alterations and
additicns, allowng changes to houses in new
release areas to be camed out as complying
development. To remove any future uncertainty, it
is impaornant that the same development standards
apply to any alterations or additions to houses that

are constructed n accordance with the Code

Secondary dwellings

Secondary dwellings in greenfield areas are
intended to be carried out in greenfield areas under
the State Environmental Planning Policy (Affordable
Rentoi Mousing) 2009 (Affordable Housing SEPP)
These secondary dwelling controls are currently
proposed to be transferred to the Codes SEPP.

Bushfire and flood prone land

The same conditions and requirements for
develcpment on bushfire prone land and flood
control lots under the draft Housing Code would
apply to compiying development under the
Greenfield Housing Code, These clauses prowde
additional requirements for siting and construction
of development for lots that are bushfire prone of
Identified as a flood control iot by the locat council

Figun 7: Brighton (akey, Moarebomk (source: Mirvoe)

Explanation of Intended Effect  Mopoted Coeenfie d Hounng
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2.2 Proposed Structure of the
Greenfield Housing Code

To address stakeholder concerns that the Cades
SEPP is complex to use and understand, the
Department will simplify the stnucture, language and
standards that apply to greenfield areas and align
these standards wath the development controls of
the Growth Centres SEPP and DCPs

The controls are proposed to be presented based
on lot vadths. There are 4 proposed categories of
lot widthe. All primary controls would be setout in

a table format vath accompanying diagrams that
llustrate how the controls apply ta lots with different
configurations.

This structure is different to how the controls are
presanted in the deaft Housing Code, which is
intentional given the unique nature of greenfield
areas, where lot width and depth are more relevant
to housetype designs. The Code will be simpler to
use in greenfield areas if controls are based on lot
dimensions, rather than lot area.

The development standards for the Greenfield
Housing Code are intended ta be divided into the
following ot width bands:

* |otsthat are from & metres wide to 7 matres
wide;
¢ |otsthat are greater than 7 metres wide to 10

metres wide;
o |ots that arewider than 10 metres to 15 metres
wide; and

¢ |otsthat arewider than 15 metres.

The general structure for the Greenfield Housing
Cede aligns with the propased divisions as in the
draft Housing Code,

The structure of the proposed Greenfield Housing
Code s listed as follaws:

Division 1 - sets requirements for Complying
Dewelopment under this Code,

Division 2- setsout development standards for new
dwelling heuses and attached development (such as
balcomes and attached garages).

Division 3 - sets out development standards for
detached development {such as detached garages
and carports)

Division 4 - cantains similar developement standards
for associated works and standard conditions for
complying development in Greenfield Housing
Cade.

Division 1
General

Standards

Division 2
Development
Standards for
altached

development

Division 3
Development
Standards
for detached

Jeveiopment

Division 4
Associated
waorks

Explanation of | JedEffect  Proposed Gresnfied Housng Code n

Attachments for the Ordinary Council Meeting held on 27 June 2017 - Page 121

ORDO02

Attachment 3



ORDO02

Attachment 3

Attachment 3

Explanation of Intended Effect Proposed Greenfield Housing Code

2.3 Theintent of the proposed
development standards

The development standards in the proposed
Greenfield Code are divided under the three design
quality principles of Built Form, Landscape and
Amenity. Standards under these three principles
establish a complying building envelope which
ensuras good levels of amenity are achieved,

Controls are proposed 1o be set based primarily

on the vadth of the ot at the front building lne (the
front setback). Standards such a¢ landscape area and
upper leved site coverage, which control the amount
of development on the lot, are based on the ot area,

The development standards have been formed
based on the standards contamned within both the
Simplified Housing Code and the Growth Centres
DCP. The aim s to simplify the standards so that they
are easier to use. This simpilification includes bath
the number of the standards to be incorporated and
the way in which they will be presented in the Code,

Built Form Development Standards

The proposed built form standards {refer to Tables T,
2and 3}include:

¢ maximum building height;

*  maximum upper level site coverage;

e minimum front setback (including minimum front
garage setback);

*  mnimum side sethack (single and double storey
and come lots);

*  mmimum rear setback (single and double storay)

*  maximum rear garage heght;

*  mimimum rear garage setbacks;

*  maximum rear garage width;

*  maximum garage door width;and

*  maxemum driveway width,

The combiration of building height, setbacks and
articulation zones are the most effective way 1o

appropriate built form, amenity, privacy and
environmeantal cutcomes within lots and dwellings.

Front and rear setbacks ensure good relationships to
street and neighbouring properties. Side setbacks
contnbute further to amenity in terms of privacy and
solkar accass and are intended to ensure a good built
form outcome, Upper level setbacks and an upper
level site coverage ensure the bulk and scale of the
dwelling is appropnate and alow for good solar
access to rear gardens and habitable rooms.

Landscape Development Standards

Environmental benefits provided by increased
landscaped areas include climate change mitigation,
carbon storage and sequestration, air and water
pallution mitigation, better drainage and sail
protection,

Increasad vegetation on a block by block basis will
also contribute to soil farmaticn, biodiversity habitats
for species as well as oxygen producticn, with very
clear benefits in relaton to visual amenity, landscape
and sense of place.

The proposed landscape standards (refer to Table 4)
include:

s mmimum landscape area {including minimum
requiremnents within front setback); and
s provision of a tree to the front and rear garden

Landscape development standards control the
amount of landscape area that is required on a lot.
This ensures that there s adequate area for deep soil
planting and facilitates tree planting within front and
rear gardens. Thisimproves the conditions discussed
within the Background Paper of hotter temperatures
{parvcularly experienced in Western Sydney) by
providing shade.

This standard, alang with the setback standards {Built
Form} limit the building footprint on the site and the

establish goed streetscape cutcomes and ensure overliste covenge.
Explanation of Intended Effect  Froposed Cresnfie d Housng Code 2
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In addition to this, the requirement of 3 tree to

the frontand rear garden benefits the urban
environment, in relation to air quality, climata and
biodiversity. They also contribute to the streetscape
and improve the expenence of pedestrians

Amenity Development Standards

The proposed amenity development standards (refer
Table 5} include:

*  no windows and doars to be lbocated withina
wall that is less than 200mm from a boundary;

¢ minimum ceiling height; and

*  maximum depth of habitable room froma
window,

Figure 8: Brighton (akey, Moarebank (souwrce: Mirveg)

Amenity development standards ensure adequate
levels of amenity to both the proposed dwelling and
its relationship wath adjoining dwellings including
solar access, daylight access and privacy. These in
turn help to facilitate good dwelling layouts,

The following section {section 2.4) ilkustrates the
proposed standards, and how they differ from the
Housing Code and the Geowth Centres DCP, It also
illustrates how are to be presentad in 2 simpler form
with standards grouped under key headings

Explanation of | dedEffect Propoted Geeenfied Housng Code 13
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2.4 Comparison of the Standards
Draft Housing Code Growth Centres DCP Proposed Greenfield Code

Building Height Building Height

Site coverage Site coverage
lground & upper) lupper only)

Building Height

Gross Floor Area

Front setbacks

Setbacks

Rear setbacks

Side Setbacks

Corner Setbacks

BUILT FORM

Articulation (1:luding
aarsge sethack and garages
wicth

:
]
:

Landscaped Area
Including tree to front and

2ar garden

Landscaped Area Landscaped Area

Principle Private Open
Space

LANDSCAPE

Privacy screens

Privacy screens

Solaraccess Maximum depth of

habitable rooms

Ceiling heights
Figure 9: Cormpovison of the Standards (mu)

AMENITY

Explanation of Intended Effect  Froposed Cresnfie d Housng Code 4
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2.5 The Proposed Development Standards

Table 1~ Summary of proposed Built form standards
Lot width (measured at front setback line)

Control
6m to 7m wide >7mto 10m >{0mto I15m More than 15m
Maximum an B.5m B.5m B.5m B.5m
 Height (dweiling) | | | |
Site coverage Upperievel-no | Upper level - no Upperlevel - no Upper level-no
maore than 50% of | more than 40% of | morathan 35% of | more than 30% of
! lotarea | lot area | lot area lot area
Minimum front 4.5 metres {to 4,5m (to front 4.5m (to from 4.5 m {to front build-
setback front building buildng facade); | building facade); ina facade): 3mto
fagade); 3m o Imie 3mio articulation zone;
articulation zone; . articulation zone, | articulation zone,; |
Minimum front N/Alrear garages | 5.5m 55m |5.5m
garage setback only) . . .
Minimum side Side A:Om Side A:Om Side A:Om Side A:0.9m
setback (ground Side B:0m Sicde B:0,9m Side B:0.9m Sida B:0.9m
level) . . ‘
Minimum side Side A:1.5m Side A:1.5m Side A:1.5m Side A:1.5m
setback (upperlevel) Side B:0m Side B:0.9m Side B:0.9m Side B:0.9m

Maximum built to 20m or 50% of 15mor 50% of lat | 11m ar 50% of lot n/a
boundary wall forall |otdepth{which | depth {which ever | depth {which ever is
developmentonsite cveristhe lessor). s the lessor) the lessor)

The remainder

sethack along the

boundary is0.9m |

Minimum rear 3m 3Im 3m | 3m
setback (single

| storey) | | | |
Minimum rear &m &m &m Bm
setback (double

| storey) | | |
Corner lots - m 2m Zm Zm
Minimum secondary
street side setback

Side boundary A and side boundary B are aominared By the appicant o naminated on the chan of subdpasion / precinet pdan

Where the boundonies are nominated By the applicant the Bilowng critena must & opplied:

al where the adioining development js bulY (o 1he boundary this Goundary s fa be nammated as 5o A,

b3 where the aaioning development £ setbock fess than [L5m from the baundary but not buill 1o the boardiary, s boundary (s 1o be novmnated
15 Sle 8,

ol where there i adioining deveiooment oniy on one side, the olher side s 10 be exxninofed the allemale

o) o coenar kot has dwo side boundares and no mar boundary

Explanation of | dedEffect Froposed Gresnfied Housng Code 15
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Table 2 - Additional controls for rear garages

Lot width (measured at front setback line)

Control &m to 7m wide >7mto 10m >10m to 15m Moare than 15m

Maximum Building 3.3m 3.3m 3.3m 3.3m

Height (dwelling)

Minimum side Om on both sides Cmaononesidefora Omononeside for | Om an one side for

setback fora'max. fengthof | max. length of 6.5m  a max. length of a max. length of
B6.5m 0.9m o one side B6.5m €.5m

Minimum rear Om Om Om for a maximum | Om for a maximum

garage setback (to length along rear | length along rear

lane) boundary of 6.5m | boundary of 9

Control

Table 3 - Additional controls for front garages

Lot width (measured at front setback line)

am lo 7m wide

>7mto 10m

>10mto 15m

metres

Maore than 15m

Maximum garage
door width (at the

front of the property)

Maximum driveway

width (at the front

property boundary)

Maximum garage
door width (access

from secondary road

only)

Explanation of Intended Effect  Mopos

N/A (rear loaded

garages anly)

7-9m: Single 3.2m
10m; Double 6m (to

2 starey dwellings

anly)
N/A (rear loaded 3.0m
garages only)
7.2mmax 7.2m max
ad Gresnfied Housng Code

Double - &m

4.8m (double)
3.0m {single)

7.2m max

50% of the facade
widthto a

maxiumum of 7.2m

4.8m

7.2mmax
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Table 4 - Landscape Controls
Lot widith (measured at front setback line)
Control &m to 7m wide >7mto 10m >10mto 15m More thon 15m
Landscaped area Lot area 200- Lot area 200 Lotarea 200- Lot area 200-
(min. 1.5m wide) | 300m*15% of lot | 300m*:15% of lot 300m*:15% of kot 300m*15% of kot |
T dred drea areg ‘ daraa
>300m? 50% of >300m%:50% of lot >300m7:50% of lat | >300m?:50% of
lot area minus area minus 100m’ area minus 100m? lot area minus
‘ | 100m* | | | 100m?
Landscaped area | 75% ofarea ofthe | 75% of area of the 50% cfareaofthe | 50% cf area of
(min. 1.5m wide) | front setback frent satback front setback | the front setback
within front setback | (excluding articula- | (excluding articula- fexcluding articula | (exeluding articu-
4 | tion elements) | tion elements} tien elements} lation elements)
Provision of tree | Tree to front Treeto front Tree to front | Tree to frant
{ garden (min, 3-5m | garden {min. 3-5m garden (min, 3-5m | garden (min
| mature height) mature height) mature height) | 3-5m mature
| Tree to rear garden | Tree torear garden Treetorear garden | hesght)
{min. 8-10m (min, 8-10m mature  [min. 8-10m mature | Tree to rear
| mature height) height) hesght) garden (mm,
8-10m mature
| | height}
Table 5 - Amenity Controls
Lot width (measured at front setback line)
Control 6m to /m wide >7mto 10m >10mto 15m Meve thon 15m
| Windows, doorsand | MNo windows, | No windows, doars  No windows, doors | No windows,
other openings doors or other or other openings in ~ or other openings in | doors or cther
Openings in any any wall that 1s less anywallthatisless | openings in any
wall that is less than 900mm froma  than Y00mm froma | wall that is less
| than 90Cmm fram | boundary boundary than 900mm
' ia boundary | from a boundary .
Minimum ceiling Living rooms - Living rooms - Lwing rooms - Living rooms -
heights* {2.7m 2.7m 27m | 2.7m
Habitable attics - Habitable attics - Habitable attics - Habitable attics -
{ 2.4m for at least 2.4m for at least two- | 2.4m for at least two- | Z,4m for at least
‘. two-thirds of the thirds of the fioor thirds of the floor | tworthirds of the
| flocr area of the area of the room area of the room | fioor area of the
‘ room | | foom
Maximumdepthof  &m em 6m [ 6m
habitable room from |
. primary window ‘

ahians ond additions. existing ceding beights con be retained
Figures 10 and 11 on the following pages illustate the indicative intent of the standards.

Explanation of Int

ded Effect

Froposed Gresnfied Housng Code

| |

*When caiculating the area of o room in on attic, any port where the ceiling height is kess than 1.8m is not counted. For after-
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&im &M L L L. _&m &M
5 £ {
Lot Width } \
r | i
6-7m § g ‘ ! d
| |
| |
T i 5 ST
Detached Attached one side Attached two sides
o e = .
Rear setback ¢
Lot Width § ]
>7-10m
§ - —
Attached one side
Lot Width
>10-15m
ane .
...................... nd
i mm ] m
5 } 1 . Indicative landscape area
i : Indicative non-Handscape
g | | area
LotWidth = ' U
I o | — Indicative building footprint
>15m :: .‘_1 i : | === |ndicative upger level setbxack
£l et = : S Tree and rear garde
. .,:'gj[“g IE ‘—rgti] Hf.j . Tree to front and rear garden
Detached
Figure 10: indicative propesed standards
Explanation of Ir ded Effect Froposed Gresnfied Housng Code 18

Attachments for the Ordinary Council Meeting held on 27 June 2017 - Page 128



Attachment 3 Explanation of Intended Effect Proposed Greenfield Housing Code

Rear garage

Lot Width
6-7m
Tree to frant garden
Tree to rear garden
Max. site coverage
upper floor
Tree to rear,
Lot Width gardien
>7-10m Irae to front garden
Max. site coverage
upper tloor
Tree fo rear
Lot Width 3
garden
>10-15m
Tree to front garden
Max. sita coverage
upper fioor
Tree to rear
garden
Lot Width
Tree 10 fr arde
>15m ee 10 frent garden

Figure 11: 30 indicotive views

Explanation of | ded Effect Proposed Gresnfied Housng Code 19
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2.6 Other Deve'opment 0 address this issue, the Department proposes
Standards a condition requinng the preparation of a waste

management plan befare constructi tarts and

ewvidence of tipping receipts from a waste faclity

Other development standards contamed in the

for all construc iated wath that CDC

On waste ass

Issued under the Graenfield Cede,

Currently the Industrial and Commercal Code in the

State Pobey includ
tt

are pre

and dispasal, and requirements for protection of Of consent requinng

t a waste manage and tipping recepts

adyoining walls, could be standard conditions fo

nted to the certifier for industnal and

complying development

commercial developments approved as complyng

development, However, this requirement does not

Requirements for setbacks from pro

vesly bty aqdential devwelos wits
are typically not ar en a house is first apply to residential developmaents
constr !F'P:’, mnanew :ll-l-l‘—il VISION, a5 :“-:5 IIL—X'
are retained are normally located on public land

FHowever, this provisson is to be included in the

2.7 Standard conditions of
approval

appr for complying develepment under the
Greenfield Housing Code will include thosa cumrent
standard conditions of approval under the dratt

and addstional conditions speafic o

Housing L

SOme

araenfield areas. The following 5 a summary ¢

af the proposed conditions of approval

Construction Waste

The Department has r=oeved feedback that ir
certain greenfield areas of Sydney, councils are

regularly required to clean up construction waste

matenals that have been iliegally dumped. it has

been estimated by one council that the ¢

015 financial year, This
figure covered the cost of disposal and not any staff

time to investigate the dlegal dumping.

Figure 12: Brighton Lakes, Moorebank (source: Mivoc)

Explanation of intended Effect  NMopoted Coeenfie d Hounng Code 20
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In addition, the following requirements are
proposed for tha management of construction waste
for residential complying developments approved
under the new Greenfield Housing Code:

*a garbage receptacle must be provided at the work
site before works begin and must be maintained until
the works are completed. it must have a tight fitting
lid and be surtable for the reception of foad scraps
and papers;

sidentify potential reuse/recychng opportunities of
excess construction materals;

*retain all records demonstrating lawful disposal
of waste and kaep them readily accessible for
inspection by regulatory autherities;

sany run-aff and erosion control measures required
must be maintained within their operating capacity
until the completion of the waorks to prevent debns
escaping from the site nto drainage systems,
waterways, adjoining properties and roads;

*zll vehicles entenng or leaving the site must have
their loads covered,

o2l vehicles, before leaving the site, must be
cleaned of dirt, sand and other materials, to avaid
tracking these materals onto public roads;

*at the completion of the works, the work site must
be laft clear of waste and debns,

Deferred Commencement

The Backaround Paper Review of Complying
Development in Greenfield Areas is exhibited
alengside this EIE, and discusses in detail bamers to
the take-up of complying development in greenfield
areas with racommended options on how to
overcome these barriers,

Cne identified barrier ts the inability to obtaina

CDC prior to lot registration — unlike a DA which can
be granted subject to a conditian that the consant

Is not to operate until the applicant satisfies the
consent authonty as to any matter specified in that
condition {for example, lat regastration). An applicant
wishing to build 2 house in a new release area under
the DA pathway could cbtain consent pricr to ot
registration —unhke a CDC.

A way to overcome this bammier is to allow CDCs to
be issued for a new dwelling on the condition that
the lot is legally created prior to the complation

of the development. A deferred commencement
condition 1s where the cansent does not operate
until the applicant satsfies the consert authority
that the lot has been registerad. A CDC can be
Issued with a deferred commencement condition,
speafying that construction of the dwelling cannot
commence until the lot (as identified on the
approved plan of subdivision) s registered.

Further detail on this proposal is set out in the
Background Paper, which is exhibited alongside this
EIE,

Explanation of I jedEffect  Froposed Gresnfied Housng Code 21
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Attachment 3

Explanation of Intended Effect Proposed Greenfield Housing Code

Have Your Say

The NSW Gevernment is committed to delivenng
housing 1o meet the needs of a growing pepulation
in NSW. The State Policy pravides a fasttracked
appreval pathway for delivenng new housing as

complying development.

Feedback and discussion s encouraged to further
explore the Department's propased options in
respect to overcoming barriers to the take-up of

complying development in greenfield areas.

All feedback and submissicns will be reviewed and
the results will be used to mform any changes to the

State Policy or other legislstion

Further infarmatian on the Palicy can be found an
the Department’s website
www.planning.nsw.gov.au

and the Department's NSW Planning Portal at
www.planningportal.nsw.gov.au

or by calling 1300 305 695

Ifyou cannot make a submission onling,

you can write to us via:

Email: codes@planning.nsw.gov.au
Mail: Directer, Codes and Approval Pathways
Department of Planning and Environment

GPO Box 39 Sydney NSW 2001
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To have your say on Explanation of Intended Effect

visit planning. nsw.gov.au/proposals
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Table Comparison

Aftachment 4 - Table Comparison

Draft Greenfield SEPP Growth Centre DCP Code SEPP
Max 8.5m aned see LEP 85m
| building
_height | i I -
| Ground No site coverage required 60% (single Storey) 5%
l Floor Site {lots between 300 and 450m2)
| Coverage
| Upper level | 6-7m wide 50% % NiA
| Site >7-10m wide 40%
| 210-15m wide 35%
‘ Coverage >15m 30%
rmumum Freat No notable differences
| Vf m“:m No notable differences
| Side 6-7m — Side A Om Side B Om Om and on detached boundary | Overall very complex. Sea pont
| Setbacks >7-10m — Side A Om Side B 0.9m | 0.9m and 1.2m double »4.5m | 6 above
i >10-15m — Side A Om Side B 0.Sm | wade lots
| Ground >15m — Side A 0.9 Side B 0.9m &-10m for any part of the building
| floor - 7-8m Om with 2 height of up to 5 Sm—
« 9.15m Om and 0.9m 0.9m, and
«>15m 0.9m (4} for any part of the bulding
with a height of more than
5.5m=0 Sm plus cne-guaster of
the haight of the buikiing atove
5.5m,
10-18m - for any part of the
building with a height of more
than 4.5m—0 9m plus one-
quarter of the height of the
building above 4 5m,
' Side 6-Tm - Side A 1.5m Side B Om Om upper floor »4.5m wide lots | Complex - see above
| Setbacks >7-10m - Side A 1.5m Side B
0.5m - 7-9m 0.9m single storay 1.2
Upper FIoor | -10.15m —Side A15m Skde B | double storey
0.5m -9-15m 0.9m and 1.5m
>15m - Side A 1.5m Side B0.9m | - »15m 0.9m side A 1.5m side
B
Rear 3m {single storey) Q0.5m rear lane <4.5m wide lots | 3m (up to 4.5m high)
| Setback 6m {Double storey) Al other lots - 4m ground 6m &m (above 4 5m 300-900m2
| upper lots) — Should reman at 8m not
be reduced to 6m
10 (<300m2)
Rear Om 1o 50% of boundary length Q5m Om to 50% of boundary length
Garage
| Setback
| Maximum NIA Ni& 270m2 (lots between 300 and
Floor Area 450m2)
Landscaped | 15% - 200-300m2 15% >4 5m 10% for lots between 200-300
Area 50% for lots >300m2 minus 100m2 | 15% - 7-9m 15% (lots batween 300 and
25% - 9-15m 450m2)
0% - >15m 200% for lots between 450-6C0
30% for lots E00-900
Private NA NIA A
Open Space
PPOS Not stated 20m2 16m (6-10m)
24m2 (more than 10m)
| Secondary 1m 6.7 wide lots 2m 2m (between 200m2- 600m?2)
1 semck 2m lots >7m
i Solar NA 50°% of PPOS {inc adjoming) NIA
| Access
Garage 7.2m secondary setback?? >=0m-12.5m Single garage 32m if ot wath 812m
Door width 6m if lot more than 12m wide
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Campbelltown City Council Report and Resolution

N\ campbelitown

oty cauncil

Ordinary Council Meeting 23/05/2017

8.7 Submission from Mirvac for the inclusion of land at Menangle
within the Greater Macarthur Priority Growth Area boundary

Reporting Officer

Senior Strategic Planner
City Development

Community Strategic Plan

Objective Strategy
2. A Strong Local Economy 2.1 Encouragement of balanced development
within the city

Officer's Recommendation

1. That Council communicate to the Department of Planning and Environment its strong
opposition to the inclusion of the subject land at Menangle within the boundaries of the
Greater Macarthur Prionty Growth Area, in the absence of any comprehensive
accessibility and employment land strategies.

2. That Council advise Wollendilly Shire Council of its current position.

Purpose

To request Council's endorsement to forward a submission to the Department of Planning
and Environment advising that Council does not support the inclusion of the subject land at
Menangle within the Greater Macarthur Priority Growth Area boundary.

Report

Council has received correspondence from the Department of Planning and Environment
inviting Council to comment on a request from Mirvac on behalf of SouWest Development for
a 577 hectare site at Menangle to be included within the boundary of the Greater Macarthur
Priority Growth Area. The subject site is located within the Wollondilly Local Government
Area (LGA). See map in attachment 1.

The Department of Planning and Environment publicly exhibited the Greater Macarthur Land
Release Investigation (GMLRI) documentation in 2015, An analysis/assessment of 2,378
hectares of land within a Menangle and Douglas Park precinct was included within this
documentation, but was not subsequently included within the boundaries of the Greater
Macarthur Priority Growth Area. The GMLRI documentation noted that the precinct as a
whole has the following potential yield:

e 133 hectares of land suitable for future residential development and a further 346
hectares of land that is currently encumbered but could possibly be developed resulting
in approximately 7,200 new dwellings

e 226 hectares of unencumbered land suitable for future employment uses and a further
270 hectares of encumbered land.

Item 8.7 Page 123
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Attachment 1

Campbelltown City Council Report and Resolution

Ordinary Council Meeting 23/05/2017

The land subject to the Mirvac submission is located within the northern section of this
precinct and proposes approximately 350 residential lots and associated employment uses
as part of a stage 1 development, and a further 5 000 residential lots within future stages 2
and 3.

The analysis of the Menangle and Douglas Park precinct included within the GMLRI
decumentation noted three key land use constraints, being issues relating to mining, heritage
conservation and the impact of poultry clusters on future development The Mirvac
submission has concentrated on addressing these issues only and has not provided any
information with regard to any other matters.

It is considered that one of the major issues for Council is the impact of traffic generated by
this proposal specifically within the short term

The GMLRI recognises that any large scale release of the Menangle and Douglas Park
precinct would require the construction of significant traffic infrastructure including:

. new access to Hume Highway (M31)

. potential alignment with Macquariedale Road including new bridge over the Nepean
River

- connection to the proposed Outer Sydney Orbital via Finns Road.

However, the GMLRI also considered that any small scale development in Menangle Village
could be supported by the existing transport network. This presumably means traffic access
from Menangle is proposed to be via Menangle Road through the Campbelltown LGA. This is
clearly unacceptable at the current time for the following reasons:

it is unclear what defines small scale development
whilst major roadwork's are planned within the Menangle Park Urban Release Area
which include access to the Hume Highway and upgrading of Menangle Road north to
the Macarthur Centre, these works are still in the planning stages and have not been
finalised

« there are currently no plans for the upgrading of Menangle Road south of the proposed
intersection of the Hume Highway and Menangle Road

« there is no indication of the likely impact of additional traffic around the Macarthur Centre
as a result of any development of the Menangle and Douglas Park precinct

« significant higher order holistic district level accessibility commitments negotiated by
Council with the State Government could be impacted.

It is also of concern that there appears to be no specific employment strategy in place to
ensure a reasonable level of self-containment and potentially diminished cut migration
passenger vehicle movements.

Wollondilly Shire Council has also advised that it has major reservations with regard to this
proposal.

Iltem 8.7 Page 124
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Campbelltown City Council Report and Resolution

Ordinary Council Meeting 23/05/2017

Conclusion

It is considered that due to the major issues raised in this report with regard to the deficiency
of information and clear lack of commitment to the provision of appropnate traffic
infrastructure and employment strategies, that Council not support the inclusion of the
subject land at Menangle within the boundaries of the Greater Macarthur Priority Growth
Area,

Attachments

1. Location of subject land (contained within this report)

Iltem 8.7 Page 125
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Attachment 1 Campbelltown City Council Report and Resolution

Ordinary Council Meeting 23/05/2017

Menangle
Village—p. .

MENANGUERS 4

°
3
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Subject land to Mirvac's submission - dashed line defines area of subject lands

Item 8.7 - Attachment 1 Page 126
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Wollondilly Shire Council Report and Resolution

WOLLONDILLY SHIRE COUNCIL

Report of Planning and Economy to the Ordinary Meeting of Council held on Monday

15 May 2017

PE3

PE3 - liéquest to Include L'Jdﬁatwﬁenangle in Greater Macarthur
Investigation

Request to Include Land at Menangle in Greater Macarthur Investigation
19 TRIM 8520 & 6814

| EXECUTIVE SUMMARY

. The purpose of this report is to advise Councillors on a request from the
Department of Planning and Environment to comment on a submission
from Mirvac to the Department seeking to include additional land within
the proposed Greater Macarthur Priority Growth Area

. Mirvac's proposal is for around 350 residential lots and associated
employment uses in Stage 1 and for around 5,000 residential lots in
stages 2 and 3.

- The Department of Planning and Environment has not done any
community consultation in regard to this proposal.

. Council's comments to the Department need to be made by 18 May
2017.

. Under legislation, a person who makes a relevant planning application
or public submission is required to disclose any reportable political
donations. The disclosure requirements extends to any person with a
financial interest in the application or any associate of the person
making a public submission. No disclosure of political donation has
been made in association with this application

. It is recommended that Council object to the inclusion of this proposal
within the Greater Macarthur Priority Growth Area.

REPORT

GREATER MACARTHUR INVESTIGATION AREA HISTORY

In December of 2014 the Department of Planning and Environment released
their metropolitan strategy "A Plan for Growing Sydney". This plan which
identified a potential new Priority Growth Precinct known as Greater
Macarthur that included the Appin and Wilton areas. The maps within the
Plan was not clearly defined and there were 2 different versions of the map
within the Plan.

In late December, 2014 the Department of Planning and Environment wrote
the letter at Attachment 4 to Council inviting Council to participate in
investigations into the Macarthur South Investigation Area.

In March, 2015 Council considered a report on the Draft Growth Management
Strategy and the Impact of a Plan for Growing Sydney. The minutes of this
meeting are at Attachment 5. Of particular relevance are points 3 and 7 of this
resolution which say;

» - Wollondilly
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WOLLONDILLY SHIRE COUNCIL

Report of Planning and Economy to the Ordinary Meeting of Council held on Monday
15 May 2017

Investigation

“3. That it be noted, in relation to the investigation work into the
Macarthur South area that Council has yet to establish its position
regarding the inclusion or exclusion of certain localities in the potential
new Growth Centre.

7. That Council advise the Joint Regional Planning Panel of this
resolution and suggest that any planning proposal currently being
considered by the Panel be deferred pending completion of the
investigation study into the Macarthur South area.”
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This point 7 relates to the Station Street Planning Proposal, which is referred
to as Stage 1 in the Mirvac Proposal.

During 2015 the 'Macarthur South Investigation Area’ became known as the
'‘Greater Macarthur Investigation Area’

In September 2015, the Department released the Greater Macarthur Land
Release Investigation — Preliminary Strategy and Action Plan (“Preliminary
Strategy”). This investigation included the land subject of the current Mirvac
proposal and extended from Menangie Park to Appin and Wilton. Two
precincts within the investigation area (i.e. Wilton Junction and Mt
Gilead/Menangle Park) were identified for future urban release. The
Preliminary Strategy and proposed amendments to State Environmental
Planning Policy (Sydney Growth Centres) (‘Growth Centres SEPP") were
placed on exhibition in late 2015.

Council considered a report on the exhibition material at the 16 November,
2015 Ordinary Meeting. The minutes of this meeting are at Attachment 6 to
this report. The Council resolution was lengthy and included the following
points of particular relevance to this current proposal:

. Council write to the JRPP and raise concern about the appropnateness
of considering the Station Street Planning Proposal before 2036 given
the lack of suitable infrastructure and impending growth in Menangle
Park.

. Council oppose the land north of Douglas Park being identified as a

future industrial site given:

. air quality issues previously identified in the Macarthur Regional
Study 1991

. the scenic quality of the area and proximity to the Nepean River

. The isolation from road and rail infrastructure

. The extent of employment lands identified elsewhere in the study
area in particular Maldon.

» - Wollondilly
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Attachment 2

Wollondilly Shire Council Report and Resolution

WOLLONDILLY SHIRE COUNCIL

Report of Planning and Economy to the Ordinary Meeting of Council held on Monday
15 May 2017

'PE3 - Request to Include Land at Menangle in Greater Macarthur
Investigation

. Council opposes the inclusion of a proposed double Jane road from
Menangle Park through to Douglas Park, which will need to be
constructed over the Nepean River, under a heritage listed rail bndge
and through a village that does not have the space to accommodate
four lanes and falls within a Landscape Conservation Area. Council
opposes the map reference called Douglas Park North.

. Council ensure that all hentage reports held in relation to Menangle
Village be forwarded to the Department of Planning for their
consideration.

. Beyond 20386, the Department of Planning investigate growth options
consistent with Council's Growth Management Strategy which seeks
preservation of agricultural land, biodiversity conservation and rural
living through the separation of towns and villages in line with Council's
desire for classification as peri-urban.

On 29 July, 2016 the then Minister for Planning, Rob Stokes made the
following announcement:

(a) The Growth Centres SEPP has been amended to include Wilton New
Town as a Prionity Growth Area.

(b) The Mt Gilead/Menangle Park precinct has been expanded to included
West Appin and the Glenfield to Macarthur Corridor for re-exhibition

purposes.

A copy of the revised precinct referred to as the Greater Macarthur Priority
Growth Area forms Attachment 7 to this report. It is noted that Menangle is
outside the mapped priority growth area.

- Wollondilly
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WOLLONDILLY SHIRE COUNCIL

Report of Planning and Economy to the Ordinary Meeting of Council held on Monday
15 May 2017

Investigation

The previous Council considered a report on the Greater Macarthur Priority
Growth Area at their meeting 8 August 2016, where they resolved:

‘That the comments relating to the Greater Macarthur Priority Growth
Area and draft amendments to State Environmental Planning Policy
(Sydney Growth Centres) outlined in this report and summarised below
be forwarded to the NSW Department of Planning for their
consideration:

. Given the land supply is likely to meet the housing demand well
beyond 2036, West Appin should not be included as a Prority
Growth Area. Beyond 2036, the Department of Planning
investigate growth options consistent with Councils Growth
Management Strategy which seeks the preservation of agnicultural
land, biodiversity conservation and rural living through the
separation of towns and villages in line with Council’s desire for
classification as a pen urban area.
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. The inclusion of Appin West with 18,000 dwelling capacity
contravenes the Depantment of Planning’s comments that Wilton
Junction promises to be "......distinctly anti-sprawl in its aesthetic”
(Page 37 of PE1 — Council Agenda). it is the view of this Council
that the inclusion of Appin Weast will in effect become urban in-fill
between Wilton Junction and Campbelitown, markedly increasing
Sydney’s urban sprawl footpnnt.

. Funding priority should be given to other priorities in the road
network for Appin, prior to any funding commitment to the
additional east-west link connecting Appin Road to the Hume
Highway.

. The upgrade of Appin Road between Appin village and
Campbelltown and completion of the Appin Bypass should be
undertaken in association with land release at Mt Gilead and
Menangle Pari

. Any benefit which flows to Appin village in terms of negotiated
Voluntary Planning Agreements and/or Special Infrastructure
Contributions for land release should extend beyond road
upgrades and address utility and social infrastructure needs.

. Greater strategic direction is required in relation to the
assessment of existing planning currently before Council and the
Joint Regional Planning Panel.

» - Wollondilly
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Attachment 2

Wollondilly Shire Council Report and Resolution

WOLLONDILLY SHIRE COUNCIL

Report of Planning and Economy to the Ordinary Meeting of Council held on Monday

15 May 2017

'PE3 - ﬁéquest to l;élfﬁ&gﬁi_vﬁfitﬂﬁenangle in Greater Macarthur

Investigation

. In relation to the Consultation Update (June 2018), Council
express concern regarding the ‘request for inclusion map’ which
extends well beyond the property boundary of the developer
seeking to be included in the investigation area for Greater
Macarthur Prionty Growth Area.

. Whilst there has been an increase in the time for submissions we
note our concerns regarding the timing of this is poor in relation to
the local government elections caretaker mode.

Council most recently considered the Greater Macarthur Priority Growth Area
at its meeting on 17 October 2016. The report presented to this meeting was
to provide the newly elected Council the opportunity to consider the Greater
Macarthur Prionity Growth Area. At this meeting it was resolved:

1.

That Council reaffirm the comments relating to the Greater Macarthur
Priority Growth Area and draft amendments to State Environmental
Planning Policy (Sydney Growth Centres) as resolved at the Council
meeting on 8 August 2016 and attached to this report.

That Council request staging priority be given to locations within the
Growth Centre that are supported by adequate public transport
provision either existing or planned. For example prionty should be
given to development adjacent to Railway Stations in the Glenfield to
Macarthur Comidor over sites distant of Railway stations.

That no development south of Rosemeadow should be undertaken prior
to the upgrade of Appin Rd and the provision of a by-pass for the
existing Appin Village.

That a subsequent submission be sent to the Department of Planning
outlining any additional comments from Council if required.

That another road and lransport Jink between Camden and
Campbelitown be highlighted as a major prionty.

w - Wollondilly
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Attachment 2 Wollondilly Shire Council Report and Resolution

WOLLONDILLY SHIRE COUNCIL

Report of Planning and Economy to the Ordinary Meeting of Council held on Monday
15 May 2017

PE3 - ﬁéquest to I;élfﬁagilﬁiiatﬂiﬁenangle in Greater Macarthur
Investigation

West Appin High Level Infrastructure Investigation

At its meeting of 19 May 2014 Council considered a report addressing (i) the
impact of including the land west of the Nepean River into the West Appin
Precinct Area in respect to rural uses and landscape protection, threatened
ecological communities and its proximity to the Nepean River and riparian
corridors and (ii) the environmental attributes at a high level

Council subsequently resolved as follows:
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1. That the information contained in this report be received.
2. That Council write to the NSW Department of Planning & Environment:

(i} Advising that Council does not support the inclusion or
consideration of any land west of the Nepean River — including the
land comprised in the Planning Proposal for employment lands at
Moreton Park Road, Menangle - as part of the high level
infrastructure investigation currently being undertaken for a
potential West Appin Masterplan.

(i)  Requesting that the land west of the Nepean River be removed
from the investigation area referred to by the Terms of Reference
for Proponent Submission for the West Appin High Level Strategic
Infrastructure Investigation, issued by the Department to Walker
Corporation and dated 23 December 2013.

3. That Walker Corporation (on behaif of the West Appin proponents), the
proponents for the Planning Proposal for employment lands at Moreton
Park Road, Menangle and the Sydney West Joint Regional Planning
Panel be advised of the above.

MIRVAC PROPOSAL

Stage 1 - Station Street

Stage 1 of the Mirvac Proposal is the site of a current planning proposal in
Station Street, Menangle. The Sydney South West Planning Panel is the
relevant planning authority for this planning proposal, taking over from the
Sydney West Joint Regional Planning Panel in November 2016 when the
Draft South West District Plan was placed on public exhibition

This proposal seeks to rezone land at Menangle as identified in Attachment 6
to this report. This will enable the construction of approximately 350 dwellings,
and includes the adaptive re-use of important heritage buildings on the land
and a 1 hectare business zone adjoining the railway station.

» - Wollondilly
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Attachment 2

WOLLONDILLY SHIRE COUNCIL

Report of Planning and Economy to the Ordinary Meeting of Council held on Monday
15 May 2017

PE3 - liéquest to Include L'Jdﬁatwﬁenangle in Greater Macarthur
Investigation

There appears little point including this proposal within the Greater Macarthur
Priority Growth Area. This proposal is already well advanced through its own
planning process and the inclusion of this proposal in the priority growth area
will not alter this situation. The planning merit assessment of this proposal can
be made without inclusion in the Greater Macarthur Priority Growth Area.

It is noted that the Station Street proposal will be the subject of a report to
Council soon in regard to potential changes to the Wollendilly Development
Control Plan, 2016 and in regard to a potential Voluntary Planning Agreement.
Currently staff are waiting on additional information in regard to these 2
matters.
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Stages 2 & 3 - Around 5,000 Residential Lots
This is a new proposal that has not previously been considered by Council

The submission (Attachment 2) made by Mirvac is limited in detail, reflective
of it being a submission to a high level investigation. The submission heavily
relies on comments made in the Greater Macarthur Land Release
Investigation.

The submission at Attachment 2 does not make reference to the views of
Wollondilly Council expressed through previous resolutions. The submission
does not appear to give any detailed consideration to the Menangle
Landscape Conservation Area. While there is an attached heritage report
from AECOM that mentions the Landscape Conservation Area, that is all it
does. The report does not include any assessment of the impacts of
replacing the rural environment with houses and how that would affect the
heritage significance of the landscape conservation area. The AECOM report
does not make any recommendations to address the landscape conservation
area.

The submission at Attachment 2 includes the following statement: "Limited
existing surrounding road infrastructure upgrades are required" This
statement is not backed up by any studies.

The details provided do indicate that "the site has absolute frontage to the
foreshore of the River to be activated and enhanced". The submission does
not consider the scenic protection areas identified under Sydney Regional
Environmental Plan 20 - Hawkesbury Nepean River,

Council staff met with representatives of Mirvac on 31 March, 2017, At this
meeting Council staff articulated some of their concerns with the submission,
particularly in regard to the Stage 2 and 3 proposal. In response Mirvac
provided the additional information that can be found at Attachment 3 to this
report. The following is commentary on key issues related to the Stage 2 and
3 proposal.

» - Wollondilly
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Attachment 2 Wollondilly Shire Council Report and Resolution

WOLLONDILLY SHIRE COUNCIL

Report of Planning and Economy to the Ordinary Meeting of Council held on Monday
15 May 2017

Investigation

Growth Management Strateqy (GMS) 2011

The Stage 2 and 3 proposal is completely inconsistent with the Wollondilly
GMS 2011 in that:

. Itis not identified on the Structure Plan for Menangle

. It is far in excess of the Housing Target for the Macarthur South area
identified in the strategy. The housing target for this area within the
strategy will be achieved by developments already approved, including
Durham Green, Bingara Gorge and North Appin. The development at
Wilton, an identified priority growth area, will mean that the growth
targets for Macarthur South are well exceeded.

. The proposal is inconsistent with the position on Macarthur South
discussed in the GMS.
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Housing Supply

The Draft South West District Plan identifies a 5 year housing target for
Wollondilly of 1,550 dwellings. No longer term targets are provided. Existing
approved developments will easily result in the achievement of this target. As
housing supply in Wollondilly is not an issue, and all other Councils in the
South West District are also confident of achieving their housing targets, there
would need to be significant strategic advantage to a site that has not already
been identified in a planning strategy for it to be considered.

For the subject site, an investigation of relevant issues not only fails to find
any strategic advantage, it uncovers several reasons why development of this
stage 2 and 3 proposal is undesirable, as discussed below.

How Many Lots?

The stage 2 and 3 proposal is described in Attachment 2 as being for
"approximately 5,000 residential lots based on an assumed density of 15
dwellings per hectare”

The plan "Gross Developable Area” appears twice in attachment 2, once with
the logo EMM and once with the logo AECOM. This plan identifies the site as
having a total area of 577.7 hectares. Of this, 130 hectares is removed from
the gross developable land, presumably mainly due to flood and vegetation
constraints leaving a net developable area of 447 .7 hectares. In response to
Council's questions additional information at Attachment 3 suggests the area
of open space may "potentially equate up to 230 hectares™ and refers to an
annexure without surveyed sizes.
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Attachment 2

WOLLONDILLY SHIRE COUNCIL

Report of Planning and Economy to the Ordinary Meeting of Council held on Monday
15 May 2017

PE3 - ﬁéquest to l;élft]&;”i_vﬁiiatﬂﬁenangle in Greater Macarthur
Investigation

This leaves the total development yield unclear. If the proposal is for 447.7
hectares as indicated in Attachment 2, then at 15 dwellings per hectare the
actual yield would be about 8,700 dwellings. One of the differences between
the plans in the 2 Mirvac submissions is the addition of the heavily vegetated
Lot 3 and 4 DP 248225 to the more recent plan as ‘public open space. Even if
the maximum possible open space is achieved as detailed in Attachment 3,
the likely yield is well in excess of 5,000 dwellings.

Heritage Conservation Area
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A significant part of the Stage 2 proposal is within the Menangle Landscape
Conservation Area, as can be seen in Attachments 3 and 8. The initial
submission did not address this in any detail. A more detailed response is
provided in Attachment 3 which in summary notes that there are no controls in
Wollondilly Development Control Plan 2016 for the Heritage Conservation
Area that the proposal is not inconsistent with any LEP controls and clause
5.10(b) of the LEP relates to requirements "prior to issuing a development
consent”. It is further considered in the report that much of the conservation
area would be retained as open space.

The concept structure plan in Attachment 3 to this report however, identified
significant areas of proposed R2 zoning in the area covered by the Landscape
Conservation Area.

It is agreed that the clauses in the LEP are aimed at the development consent
stage,

In Wollondilly there are existing approvals in place sufficient to achieve
dwelling targets and other significant planning proposals in progress and
planning work occurring within declared growth areas to achieve long term
housing supply. In this environment, it is difficult to support any incursion of
residential development on this scale into the landscape conservation area,
particularly where that development is not identified in Council's Growth
Management Strategy.
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WOLLONDILLY SHIRE COUNCIL

Report of Planning and Economy to the Ordinary Meeting of Council held on Monday
15 May 2017

Investigation

Scenic Protection

The site includes land within the Scenic Protection Area identified along the
Nepean River under the Sydney Regional Environmental Plan No. 20 -
Hawkesbury Nepean River. This plan in particular provides the following
additional matter for consideration by a consent authority for such land:

The need to prevent jarge scale, high density or visually intrusive
development on waterfront land or on slopes and ridgetops which are
visible from the River or the surrounding visual catchment (this requires
consideration of the proposed form and siting of buildings, of the colours
and materials used and of landscaping).
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While some of the land referred to above is open space, this issue has not
been addressed in the submission. In particular there is no information to
identify the "surrounding visual catchment' and therefore no ability to
determine whether or not future development would be able to be supported.

Additional to this the proposal is highly visibie from the M31 Hume Highway.
Attachment 10 to this report is a map which shows in yellow the land visible
from the Hume Highway. The preservation of rural views and vistas is an
important component of living in Wollondilly and a requirement of the Draft
South West District Plan. This is especially so at Menangle with the riverine
scenic corridor and the landscape conservation area. The replacement of this
rural heritage landscape with housing would significantly impact the rural feel
of Menangle and the rural entrance to Sydney from the south west.

Draft District Plan

The information provided in Attachment 3 provides a detailed response to the
Draft District Plan, including housing supply, productivity priorities, liveability
priorities and sustainability priorities.

Unfortunately the submission does not address the plan in respect of how it
applies to the Metropolitan Rural Area. The site is entirely located within the
metropolitan rural area. Sustainability Priority 6 in the draft South West
District Plan is "Discourage urban development in the Metropolitan Rural
Area" and goes on to say that relevant planning authorities should not support
planning proposal affecting land currently within an RU (rural) zone or E
(environmental) zone unless they are identified in a regional or district plan as
urban investigation areas or have been identified under sustainability priorities
7 and 8. Neither of these situations apply to this site which is outside the
current boundary of the Greater Macarthur Priority Growth Area.
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Report of Planning and Economy to the Ordinary Meeting of Council held on Monday
15 May 2017

PE3 - ﬁéquest to l;élft]&;”i_vﬁiiatﬂﬁenangle in Greater Macarthur
Investigation

Investigation and Consultation

Development at Wilton was supported by Council after lengthy planning work
and investigation, community consultation and expert advice. The level of
documentation provided for Wilton was substantial and involved master
planning. As a result of significant investigation and specialist studies, and
after years of work and consideration, Council was supportive of the inclusion
of Wilton within a priority growth area.
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No such detailed investigation or community consultation has occurred in
regard to this site.

Poultry Farm

The poultry farm at Appin has been identified in the Draft South West District
Plan as part of an agricultural cluster at Appin. This ‘poultry cluster' at Appin
was also identified in the original Greater Macarthur Land Release
Investigation.

The land containing this poultry cluster is literally just across the river from the
Stage 2 and 3 proposal. This can be clearly seen on the preponents plans,
e.g. the 'gross developable area' plan in Attachment 2 to this report

The south easterly wind is a very common wind at Appin and would blow from
this poultry farm towards the proposed development.

No information has been provided to demonstrate that future residents would
not be subject to ocdours from the poultry farm

Loss of Agricultural Land

The NSW Agricultural Land Classification Atlas identifies some high class
agricultural land within the proposal site.

The loss of high class agricultural land for a proposal that has not been
identified in Council's Growth Management Strategy is not supported.

Lack of connectivity - Rail

The proposal includes statements alluding to the suitability of the site due to
its proximity to the Menangle Railway Station

The difficulty with this is that the southern extremities of the site are 4km in a
straight line from Menangle Railway Station. Almost all of the stage 2 and 3
proposal is more than 800m, standard accepted walking distance from the
Railway Station.
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WOLLONDILLY SHIRE COUNCIL

Report of Planning and Economy to the Ordinary Meeting of Council held on Monday
15 May 2017

PE3 - ﬁéquest to I;élfﬁagilﬁiiatﬂiﬁenangle in Greater Macarthur
Investigation

The Railway Station itself has significant limitations. The platform length is
only suitable for 2 camages. This may support a small village, but not a new
town of more than 15,000 people. Any expansion of the Railway Station is
constrained by its listing on the State Heritage Register and by the lack of any
commuter car parking.

The majority of the Stage 2 and 3 proposal is not well connected to public
transpert and therefore fails to meet the liveability criteria promoted in the
South West District Plan
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Road Infrastructure
The original submission at Attachment 2 makes the following claim (page 5):
‘Limited existing surrounding road infrastructure upgrades are required’.

In response to concerns raised by Council officers, a more detailed response
was provided and can be seen in Attachment 3. This response acknowledges
upgrades required at the intersection of Station Street, Menangle with
Menangle Road and Woodbridge Road, at the intersection of Station Street
and Moreton Park Road and at a new intersection on Menangle Road north of
Station Street.

The rest of the further information refers to potential upgrades of State Roads
which will be funded through special infrastructure contribution schemes
(SICs) with the State Government.

This response does not acknowledge that Menangle Road south of the
Nepean River is not a State Road. It does not acknowledge that there would
be an impact on other local roads like:

. Woodbridge Road and Finns Road to gain access to Camden, Narellan
and the South West Growth Centre.

. Menangle Road to gain access to Douglas Park and the Southem
Highlands via Picton Road.

. Moreton Park Road and Douglas Park Drive which is the shortest route
to Wollongong.

There is no information in the Mirvac submission to identify potential local
road infrastructure shortfalls and no commitment to upgrading any of these
roads. Without an understanding of whether or not the proposal will resuit in
the capacity of these roads being exceeded, it is not possible to recommend
support to this proposal.
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WOLLONDILLY SHIRE COUNCIL

Report of Planning and Economy to the Ordinary Meeting of Council held on Monday
15 May 2017

PE3 - liéquest to Include L'Jdﬁatwﬁenangle in Greater Macarthur
Investigation

Multipie Fronts to Development

Wollondilly Council has supported large scale urban development at Wilton for
reasons including that it will lead to greater local provision of higher order
goods and services. The development on a large scale in other nearby
locations, like Menangle or Appin, could dilute the targeted growth at Wiiton
and work against the achievement of Council and the communities objectives
in this regard,

Other Potential Land Uses
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Given that there are no current high level strategic documents supporting the
urban development of this site, it is also appropriate to consider the sites long
term potential uses.

There was a previous proposal for use of some of the land in the Stage 2 and
3 Mirvac proposal for an inland railport, taking advantage of the proximity of
the main southemn railway and M31 to each other. This proposal was not
supported by Council and was also not supported by the Sydney West Joint
Regicnal Planning Panel at their meeting on 27 March, 2014. A copy of the
minutes of the panel meeting is at Attachment 11 to this report. In summary,
the reasons for their decision were:

1. The panel has considered the planning proposal, and at this stage
considers the planning proposal to be premature in the absence of more
detailed strategic analysis of the framework for development of
Macarthur South, including employment, housing, infrastructure and
transport arrangements.

2. Any investigation should be undertaken in conjunction and aligned with
the Investigations already underway in the Macarthur South area. In
particular, the boundaries of the West Appin Investigation Area should
be amended to incorporate the subject lands proposed for employment

purposes.

3.  For the above reasons, the panel unanimously recommends the
proposal should not proceed to gateway determination.

That further investigation of Macarthur South, occurred, as detailed in this
report. The outcome of that investigation was that this site was not included
in the proposed Greater Macarthur prionty growth area. No information has
been provided that justifies a change to this position. If the site was included
for predominantly residential development now, then this would preclude
potential strategic employment uses of this site which may potentially be
required for long term planning, ie beyond 2056.
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WOLLONDILLY SHIRE COUNCIL

Report of Planning and Economy to the Ordinary Meeting of Council held on Monday
15 May 2017

PE3 - ﬁéquest to I;élfﬁagilﬁiiatﬂiﬁenangle in Greater Macarthur
Investigation

Draft Community Strategic Plan

The proposal is inconsistent with Council's position on growth outlined in the
draft Community Strategic Plan.

CONSULTATION

This report is the response to the Department of Planning and Environment's
‘consultation’ with Council. They have not arranged any consultation on this
particular proposal
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Council has received a petition to ‘'save Menangle'. This petition relates to the
proposal for 350 lots and employment uses in Station Street, Menangle.
Given the terms of that petition, it is unlikely that the community of Menangle
would be supportive of this proposal.

FINANCIAL IMPLICATIONS

No funding has been allocated for this projectiitem. This report was able to be
prepared with existing staff resources,

The short time frame for comments has prevented any detailed assessment of
the potential impacts of this proposal on Council's adopted budget or draft
developer contributions plan.

Haphazard land use planning has the potential to be significantly detrimental
to Council's long term financial planning and will influence the ability to deliver
appropriate infrastructure at the right time for development. This propesal is
not consistent with any current long term planning strategy.

ATTACHMENTS INCLUDED IN A SEPARATE BOOKLET

1. Letter from Department of Planning and Environment requesting
comments

Mirvac Submission

Additional Mirvac Information provided 5 April 2017

Letter from Department of Planning 22 December 2014

Council minutes from 16 March 2015

Council minutes from 16 November 2015 in relation to Greater
Macarthur Investigation

Revised (now current) map of Greater Macarthur

Map of Menangle Landscape Conservation Area from Council meeting
agenda August 2013

Map showing proposed zones for Station Street Planning Proposal

Map from Wollondilly Vision 2025 showing land visible from M31

Record of decision — Sydney West Joint Regional Planning Panel - 27
March 2014
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Wollondilly Shire Council Report and Resolution

WOLLONDILLY SHIRE COUNCIL

Report of Planning and Economy to the Ordinary Meeting of Council held on Monday

15 May 2017

PE3 - liéquest to Include L'Jdﬁatwﬁenangle in Greater Macarthur
Investigation

RECOMMENDATION

1. That Council advise the Department of Planning and Environment that it
does not support the inclusion of the stage 1 Mirvac proposal in the
Greater Macarthur Priority Growth Area as this proposal is already well
advanced through its own assessment process.

2. That Council advise the Department of Planning and Environment that it
does not support the inclusion of stage 2 and 3 of the Mirvac proposal in
the Greater Macarthur Prionity Growth Area as.

The proposal is inconsistent with Council's Draft Community
Strategic Plan.

The proposal would have an unreasonable and unsatisfactory
impact on the Menangle Landscape Conservation Area.

The proposal is contrary to Council's Growth Management
Strategy.

The proposal is contrary to the South West District Plan,
particularly in regard to its strategies for the metropolitan rural
area.

The proposal would be highly visible to the M31 Hume Highway
and dramatically alter the scenic vistas from the Highway for
visitors to Sydney.

The proposal is contrary to Sydney Regional Environmental Plan
No. 20 - Hawkesbury Nepean River which discourages large
scale, high density or visually intrusive development on waterfront
land or on slopes and ridgetops which are visible from the river or
the surrounding visual catchment. Most of the land is within the
surrounding visual catchment

The proposal would have a significant impact on agricultural land
and potential impacts on the Appin poultry cluster,

There is insufficient road infrastructure in place to service this
development and insufficient information to determine the level of
upgrade required.

The site is elongated, and the distance from much of the site to
Menangle Railway Station means that residents would still be car
dependant. There are also concerns about the ability of the
Heritage listed Menangle Railway Station to be upgraded to cater
for increased patronage.

There has not been any detailed planning or environmental
studies to support the proposal and no master planning exercise
has been undertaken,
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WOLLONDILLY SHIRE COUNCIL

Report of Planning and Economy to the Ordinary Meeting of Council held on Monday

15 May 2017

Investigation

Having multipie large scale development fronts in a peri-urban
area could detract from the communities goals of getting higher
order goods and services through significant urban growth in the
\Wilton Priority Growth Area.

Wollondilly is able to achieve its housing targets through other
sites already approved. There is planning work being undertaken
on proposals consistent with Council's Growth Management
Strategy and within the declared Wilton Priority Growth Area that
ensure that Wollondilly's share of housing supply will be achieved
in the short, medium and longer terms.

The proposal is inconsistent with previous Council resolutions
which were informed by reports to Council and community views.
There is no evidence to demonstrate that the best strategic long
term use of the land is for residential purposes. The best long term
strategic use of the land is for agricultural purposes, and if urban
uses are required in the long term, then it is more likely that
employment uses rather than residential uses are the best use of
this land, due to the proximity of the railway and freeway to each
other in this location.
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Wollondilly Shire Council Report and Resolution

WOLLONDILLY SHIRE COUNCIL

Minutes of the Ordinary Meeting of Wollondilly Shire Council held in the Council Chamber,
62-64 Menangle Street, Picton, on Monday 15 May 2017, commencing at 6.30pm

Planning and Economy

PE3 Request to Include Land at Menangle in Greater Macarthur Investigation

19

TRIM 8520 & 6814

Cr Khan returned to the meeting at 7:09pm.

Cr Deeth left the meeting at 7.09pm due to a previously declared Conflict of
Interest in this item,

7912017 Resolved on the Motion of Crs Lowry and Banasik:

1.  That Council advise the Department of Planning and Environment
that it does not support the inclusion of the stage 1 Mirvac
proposal in the Greater Macarthur Priority Growth Area as this
proposal is already well advanced through its own assessment
process. Further, it should be noted that Council has not
demonstrated any support for this Proposal to this point.

2. That Council advise the Department of Planning and Environment
that it does not support the inclusion of stage 2 and 3 of the Mirvac
proposal in the Greater Macarthur Priority Growth Area as.

The proposal is inconsistent with Council’s Draft Community
Strategic Plan.

The proposal would have an unreasonable and unsatisfactory
impact on the Menangle Landscape Conservation Area.

The proposal is contrary to Council's Growth Management
Strategy(GMS). The GMLRA should consider growth options
that are consistent with Councils GMS which seeks
preservation of agricultural land, biodiversity conservation
and rural living through the separation of towns and villages
in line with Council's desire for classification as a peri-urban
area.

The proposal is contrary to the South West District Plan,
particularly in regard to its strategies for the metropolitan
rural area and to the green grid specifically the identification
of the Camden Park and Menangle to Georges River Open
Space Corridor.

The proposal would be highly visible to the M31 Hume
Highway and dramatically alter the scenic vistas from the
Highway for visitors to Sydney.
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Attachment 2 Wollondilly Shire Council Report and Resolution

WOLLONDILLY SHIRE COUNCIL

Minutes of the Ordinary Meeting of Wollondilly Shire Council held in the Council Chamber,
62-64 Menangle Street, Picton, on Monday 15 May 2017, commencing at 6.30pm

Planning and Economy

. The proposal is contrary to Sydney Regional Environmental
Plan No. 20 - Hawkesbury Nepean River which discourages
large scale, high density or visually intrusive development on
waterfront land or on slopes and ridgetops which are visible
from the river or the surrounding visual catchment. Most of
the land is within the surrounding visual catchment.

Economy

o
c
L
o
c
‘c
c
L
o

. The proposal would have a significant impact on agricultural
land and potential impacts on the Appin poultry cluster.

. There is insufficient road infrastructure in place to service
this development and insufficient information to determine
the level of upgrade required. Further no plan is in place to
mitigate existing road constraints, this includes Menangle
Rd, Station St for northbound traffic limited by the existing
heritage village, heritage railway bridge, and Douglas Park
Drive for southbound traffic.

. The site is elongated, and the distance from much of the site
to Menangle Railway Station means that residents would still
be car dependant. There are also concerns about the ability
of the Heritage listed Menangle Railway Station to be
upgraded to cater for increased patronage.

. There has not been any detailed planning or environmental
studies to support the proposal and no master planning
exercise has been undertaken.

. Having multiple large scale development fronts in a peri-
urban area could detract from the community’s goals of
getting higher order goods and services through significant
urban growth in the Wilton Priority Growth Area.

. Wollondilly is able to achieve its housing targets through
other sites already approved. There is planning work being
undertaken on proposals consistent with Council's Growth
Management Strategy and within the declared Wilton Priority
Growth Area that ensure that Wollondilly's share of housing
supply will be achieved in the short, medium and longer
terms.

. The proposal is inconsistent with previous Council
resolutions which were informed by reports to Council and
community views,
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WOLLONDILLY SHIRE COUNCIL

Minutes of the Ordinary Meeting of Wollondilly Shire Council held in the Council Chamber,
62-64 Menangle Street, Picton, on Monday 15 May 2017, commencing at 6.30pm

Planning and Economy

] There is no evidence to demonstrate that the best strategic
long term use of the land is for residential purposes. The best
long term strategic use of the land is for agricultural
purposes. The land in question is home to high grade
agricultural soils, 1:100 year flood zones, current licenced
water rights from the Nepean River and access to rail and
road transport ensuring low food miles to the CBD. With the
predicted increase in population, council considers the
retention of productive land to be a high priority and has
critical strategic planning merit. Along with the high
concentration of agricultural heritage buildings, high
concentration of endangered ecological communities and the
Elizabeth Macarthur Agricultural Institute and Camden Park
Estate next door, going into the future, the current zoning for
primary production/agriculture, is logical and essential.
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. The proposal and heritage report fails to meaningfully
acknowledge the presence of Gilbulia, surrounding heritage
assets and landscape and address the proposals impacts.
The desktop report from AECOM fails to also identify many
other heritage assets not within the PP but none the less will
be impacted within the landscape conservation area.

. Heritage views have not been considered, specifically
between Camden Park Estate/EMAI and the Creamery.
Further that the relational context and linkages between
existing heritage assets and the landscape within which they
sit and their value as a whole (Betteridge 2012) has not been
identified or considered in AECOM'’s heritage report.

. The proposal fails to acknowledge the existence and the
location of 20 Coal Seam Gas Wells within 2km of the
proposal and their Iimpact, particularly regarding the
coexistence issues with residential and the 2km buffer zones
now required. Council notes that no other residential
rezoning in the State of NSW has been approved within the
2km buffer. It should also be noted that there is no clear plan
as to when these wells will be capped and that AGL reserve
the right to sell the lease to a third party.

. The Federal Department of Environment and Energy is
currently conducting the National Assessment of Chemicals
Associated with Coal Seam Gas Extraction Study which will
examine human health and environment risks. The Greater
Macarthur Land Release Area should incorporate any
findings in developing further pathways for development near
CSG.
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Attachment 2 Wollondilly Shire Council Report and Resolution

WOLLONDILLY SHIRE COUNCIL

Minutes of the Ordinary Meeting of Wollondilly Shire Council held in the Council Chamber,
62-64 Menangle Street, Picton, on Monday 15 May 2017, commencing at 6.30pm

Planning and Economy

. Air quality issues previously identified in the Macarthur
South Regional Study 1991.

. Mining coexistence issues have not been resolved with the
southern part of the planning proposal with the
neighbourhood/employment lands and southern residential
area to be impacted by existing approved mining operations
being works for and associated with long wall 706, 7078 and
708B shown in the plan attached to correspondence from
South 32 dated 30 March 2017.
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. There are significant physical barriers to this site formed by
the railway line, Hume Highway (M31) that will significantly
impede internal connectivity and permeability and also raises
concerns about the desirability of having new residential
lands wedged between the railway and the freeway having
regard to potential noise and air quality issues.

. Due to its significant potential to alter the suitability of land
for various land use types, no decisions should be made on
land release within the proposed Greater Macarthur Priority
Growth Area until the location of the Quter Sydney Orbital
(M9) has been published in a long term transport strategy for
NSW.

. There is insufficient commitment and information to
demonstrate that school facilities will be provided in time for
any additional population generated by this proposal.

3. That a copy of the Council report and resolution be forwarded to
the Great Sydney Commission South West District Planning
Authority and Department of Planning and Environment.

4. That a copy of the Council report and resolution be forwarded to
the Hon. Anthony Roberts Minister of Planning and Environment,
the Hon Member for Wollondilly Jai Rowell, The Hon. Lou Amato,
MLC,

5. That the results of our lobbying be reported back to a Council
Meeting.

6. That Council write to the Menangle Progress Association and
thank them for their submission. That the government consider
the Menangle Progress Association’s submission.

On being put to the meeting the motion was declared CARRIED.,

Vote: Crs Banasik, Briggs, Khan, Law, Lowry, Landow, Hannan and
Gould
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Attachment 1 Investment Report - May 2017

Investment Exposure

Standard & Poor’s downgraded much of the Australian bank sector during the month. In particular
BoQ, Rural Bank & Bendigo-Adelaide were downgraded from A- to BBB+. This reflected a reduction
in “standalone credit profiles” — largely due to a fear that a major property market correction was
imminent.

Council’s investment portfolio is directed to the higher rated ADIs, and this is expected to continue.
ING has a reduced capacity due to being a foreign subsidiary.

Separating long and short-term assets shows the following capacity:

Short Term Institutional Exposure By Credit Rating

Exposure Policy

ADI $M Rating Limit Actual Capacity
BankWest $8.00M A-1+ 25.0% 7.4% $19.23M
CBA $11.00M A-1+ 25.0% 10.1% $16.23M
NAB $17.00M A-1+ 25.0% 15.6% $10.23M
AMP $5.00M A-1 15.0% 4.6% $11.34M
Macquarie $1.00M A-1 15.0% 0.9% $15.34M
Suncorp $15.70M A-1 15.0% 14.4% $0.64M

BoQ $4.00M A-2 10.0% 3.7% $6.89M

Bendigo-Adelaide | $3.00M A-2 10.0% 2.8% $7.89M

Rural $7.00M A-2 10.0% 6.4% $3.89M

INGA $5.00M A-2 5.0% 4.6% $0.45M

Total $76.70M

Long Term Institutional Exposure by Credit Rating
Exposure Policy

ADI $M Rating Limit Actual Capacity
Westpac $14.50M AA- 15.0% 13.3% $1.84M

NAB $1.50M AA- 15.0% 1.4% $14.84M
Rabobank” $3.20M A+ 5.0% 2.9% $2.25M

Macquarie $1.00M A 15.0% 0.9% $15.34M
BoQ $10.50M BBB+ 5.0% 9.6% -$5.06M
Bendigo-Adelaide | $1.50M BBB+ 5.0% 1.4% $3.95M

Total $32.20M

AForeign subsidiary banks are limited to 5% of the total investment portfolio as per Council’s investment policy.
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Collectively, and when grouping by long or short term, each category is in line with target levels

except for BoQ:

Total Exposure By Credit Rating

S&PLong S & P Short Term Exposure | Policy

Term Rating Rating $M limit Actual

AAA A-1+ $36.00M 100.0% 33.1%

AA A-1 $37.70M 75.0% 34.6%

A A-2 $23.20M 30.0% 21.3%

BBB A-3 $12.00M 10.0% 11.0%
Total $108.90M 100.0%

BoQ has already been reduced during the month, but further maturities are not scheduled until later
in the year. The current intention is not to break excess deposits because this would result in
unnecessary break fees payable by Council. The intention is to halt new investments with BoQ and
divest maturing investments as soon as practicable.

The counterparties are quite diverse across the larger banks (notably NAB and Suncorp, which were
unaffected by the rating downgrades):

Authorised Deposit-Taking Institution (ADI) Exposure
Suncorp, 14.4%
Macquarie, 1.8%
AMP, 4.6% BoQ, 13.3%
Rabobank”, 2.9% '
Bendigo-
Adelaide, 4.2%
NAB, 17.0%
Rural, 6.5%
ING™, 4.6%
CBA, 10.1% Westpac, 13.3%
BankWest, 7.3%

Attachments for the Ordinary Council Meeting held on 27 June 2017 - Page 162



Attachment 1

Investment Report - May 2017

Credit Quality

A-1+ (the domestic majors) and A-1 (the higher rated regionals) rated ADIs are the largest share of

Council’s investments. There is capacity to invest across the entire credit spectrum.

Rating Allocation

0% 20% A40% 60% 80% 100%

H Actual Investment i Capacity
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Term to Maturity

The portfolio remains adequately liquid with approximately 2.8% of investments at-call and another
30.5% of assets maturing within 3 months. There is still high capacity to lengthen investments, and
recent purchases of longer-term maturities have resulted in the following mix currently:

Maturity Profile

100%
100%,

90%

80%

70%

60%

50%

40%

30.59
30% %

20%

10%

2.8%

30%
14.4% 15.1%
oo 0.0% 0%
0 T T T

Cash Working Capital (<= Short-term (<=12 Short-medium (1-3 Medium-term (3-5 Long Term (5
3 mths) mths) years) years) years+)

Portfolio % M Policy Max %

The RBA left the cash rate unchanged in May, as expected. The board commented on low underlying
CPl and wages growth, low non-mining investment, higher unemployment rate, over-supply of
apartment completions and low rental, and mortgage rate increases by the banks — all pointers to an
easing in guidance. However, they continue to agree with Treasury that the economy is set to
recover to 3% trend growth — despite recent data showing just +1.7%.
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2016-17 Budget

INTEREST RECEIVED DURING 2016/17 FINANCIAL YEAR

Original Budget | *Revised Budget | Projected Interest
General

Fund
Restricted ‘
Total $284,518 | $2,957,678

$2,100,400 $3,050,000 $3,200,000

*The Revised Budget is reviewed on a quarterly basis as part of the Budget Process

Source of Funds Invested

Section 94 Developer Contributions $46,852,202
Restricted Grant Income $1,605,980
Externally Restricted Reserves $10,983,273
Internally Restricted Reserves $28,468,909
General Fund $20,989,636
Total Funds Invested $108,900,000
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Interest Summary

The portfolio’s interest summary as at 31* May 2017 is as follows:

MUMBER OF INWESTMENTS a6
AVERAGE DAYS TO MATURITY 468

£AERAGE PERCENTAGE 3.20% p.a.
WEIGHTED PORTFOLIO RETURN 3.19% p.a.
CB& CALL ACCOUNT * 1.20% p.a.
HIGHEST RATE 5.10% . .
LOWEST RATE 1.99% p.a.
BUDGET RATE 3.00% p. a.
AVERAGE BBSW (30 Day) 1.62% p.a.
AVERAGE BBSW (90 Day) 1.74% p.a.
AVERAGE BBSW (180 Day) 1.90% p. a.
OFFICLAL CASH RATE 1.50% p. a.
ALSBOND BAMNK BILL INDEX 1.77% p.a.

*Note: CBA call account is not included in the investment performance calculations
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The portfolio’s outperformance over the benchmark (AusBond Bank Bill Index) continues to be

attributed to the longer-dated deposits in the portfolio.

Deposits invested around 4% will contribute strongly to outperformance over their remaining term,

but as existing deposits mature, performance will generally fall as deposits will be reinvested at

much lower prevailing rates compared to previous years.
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Future budgets may be adjusted to reflect a longer period of low interest rates. It is improbable that
3% can be achieved again when not even a 3-year T/D produces this yield today.
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Appendix A - List of Investments

Camden Council Investment Portfolio as at 31 May 2017

571,575,348

BOQ T $2,500,000.00 5.00% 4/11/2013 1/11/2018 16273 %13

B0 0 $1,000,000.00 $.10% 25/11/2013 22/11/2018 1873 =a0 526, 268,49
NG Bank 10 $1,000,000.00 4.63% 28/11/2013 23/11/2017 1455 1% 524,101.37
600 o $1,000,000,00 4,85% 20/11/2013 23/11/20L7 1456 17% 515, 246.58
BOQ TD $1.000,000.00 4.65% 27/02/2014 22/02/2018 1456 267 §11,975.34
Rabobank D $14,000,000.00 5.00% 26/02/2014 28/02/2019 1826 638 512,739.73
Rabobank 0 $1.200,000,00 5,00% 3/03/3014 6/03/3013 1879 £44 514,794.52
Westpac 0 $1,506, 000.00 A.55% 15/05/2014 15,/05/2013 1826 714 $317e.77
Westpac D $1,500,000.00 4.5%5% 21/05/2014 2270772019 1827 721 $1,865.86
NAS 0 $2,000,000.00 4.00% 5/06/2014 /062017 1692 7 579,123.29
iacquarie Bank o $1,000,000.00 4.00% 1/08/2014 210772017 10%% 81 $33,315.07
BOO 10 $1.000,000,00 4.15% 5/080/2014 1/08,/2018 1457 ar 53456438
Rabobank D $1, 000, 000.00 a.105% 27/11/2014 27/11/2019 1626 10 520,893.15
Bend go adalaide Bank TD $1,500,000,00 4,75% 28/11/2014 A/12/2013 1832 17 $32,311.64
NAS 0 £1.500,000.00 A.00% 16/12/7014 11/12/2019 1621 52 §27,452.05
Macquarie Bank 0 $1,000,000.00 3.85% 19/12/2014 13/12/3013 1875 332 517,298.63
Rural Bank 0 $2,000,000.00 3,700% 9/01/2015 3/01/2018 1056 223 526,391.78
Rural Bank D £1,500,000,00 3.70% 14/01/201% 15/01/2018 1087 229 $20,983.56
Westpac 10 $1,000, 000,00 3.90% 2/02/2014 2/02/2020 1825 ks $12,714.07
Bendi go Adelside Bank 10 £1,000,000.00 2.00% 14/10/2015 18/10/2017 735 140 $18,904,11
Bendigo Adelside Bank 0 52,000,000,00 3.005% 20/11/2015 22/11/2017 733 175 §31,561.64
BO0O 10 $1,000,000,00 3,05% 25/11/2015 29/11/2047 735 182 §15,709.59
NAS D $1.000,000.00 2. 70% 14/09/2016 I8/08/2047 348 09 §19,232 66
NAB 0 $1,000,000,00 2.75% 5/10/2016 2/08/7007 331 63 518,006.85
NAB 0 5500, 000,00 2.75% 5/10/2016 31,/07/2017 733 61 $9,003. 42
NAS D $1,000,000.00 2.80% 19/10/2016 4/10/2017 350 126 $17,260.27
NAS 0 $1,900,000.00 2.75% 26/10/2016 2%/08/2017 234 117 524,636,939
NAS 10 $1,500,000.00 2.80% 2/13,/2016 20/10/2017 262 152 524279.45
201P 10 $1,000,000.00 2,005 15/11/2016 19/06/2017 216 19 514 646,58
2MP D $2.000,000.00 2,005 16/11/2016 21/06/2017 217 21 524,145,21
NAS TD $1,000,000.00 2.705% 17/11/2016 14/06/2017 209 14 514,606,03
NAB 0 $1.000,000,00 2. 70% 1/12/2016 19/06/2017 200 19 513,463.01
SuNcorp Metway 0 $1,00€,000.00 2.80% 7/12/2016 3/07/3007 708 33 513,501.37
2040P 0 $1,000,000.00 2.75% 7/12/2016 5/07/2007 210 a5 513,260.27
CBA 0 £2,000,000.00 2.75% 3/01/2017 3/01/2018 355 117 $13,452.05
Bankwest ™ $2.000,000.00 2.4% a/01/2017 5/05/2007 152 5 516,335.73
BOQ 10 $1,000,000.00 2.75% /012017 4/20/2017 2 11 511,150,568
Suncorp Metway 0 $1,200,000.00 2.65% 18/01/2017 10/07/2017 173 a0 511,674.52
Bankwest 10 $1,000,000,00 2,62% 10/01/2017 26/06/2017 159 26 $9,618.63
1NG Rank 0 $1,500,000,00 2.60% 25/01/2017 17/07/2017 in3 a7 $14,613.70
Westpac 0 $5,000,000,00 3.60% 1/02/3017 1/02/3022 1876 1707 511,835.62
Westpac 0 $1,500,000.00 3.57% 2/07/3017 2/03/2022 1876 1708 $17,458.77
Westpac 0 £1,000,000.00 1.56% 10/02/2017 10/02/2022 1876 1716 510,826.30
BOC O $1,500,000.00 3. 79% 15/02/2017 15/02/2032 1825 1721 $16,33%,62
Westpac o $2,000,000.00 2.64% 22/02/2017 22/02/2022 1826 1728 519, 74%.75
Suncarp Metway 0 £2,000,000.00 2.62% 20/02/2017 /082017 182 82 $14,499.73
NAB 10 $1,000,000,00 2.56% 22/0242017 14/06/2017 112 14 46,943 56
Nad TD $1.000,000.00 2.56% 22/02/2017 21/06/2017 119 21 56,943 56
NAS TD $1,000,000,00 2.56% 22/02/2017 268/06/2017 126 28 $6, 943,56
Bankweast 0 $3,000,000,00 2.60% 23/02/2017 12/07/2047 133 a2 £6, 980,82
BOO e £1,006,000,00 3.75% 27/02/2017 28/02/2032 1837 1734 $3,657.53
Bankwest 10 $1,000,000.00 2.6 27/02/2017 18/07/2017 142 a3 26, 69585
Bankwest 10 £1,006,000,00 2.60% 27/02/2017 24/07/2017 147 54 £5,69%.89
Bankwest 10 $1,000,000.00 2605 27/02/2017 26/07/2017 194 “6 $5,695.89
Westpac 10 $1,000,000.00 3.55% 20/02/2017 28/02/2022 1826 1734 £9,045, 21
Bankwest TD $1,000,000,00 2.60% 20/02/2017 8/08,/2017 161 64 56,624 66
Westpac D $1,000,000,00 3.58% 1/03/2017 1/03/3022 1826 1735 $9,023.56
NAS L 31,000,000,00 2.56% 3/03/2017 3/08/7017 161 70 S8, 457,60
‘Weastpac 0 $1,000,000.00 3.60% 3/03/2017 3/03/2022 1826 1737 $8,876.71
NAS 0 $1,500,000.00 2.60% 8/03/2017 14/08/2017 153 hi] $3,082.18
Westpac O $1,000,000.00 3.61% 9/03/2017 9/03/2022 1825 1743 $8,307.5%
109G Bank 10 $1,000,000.00 2.70% 1370372017 11/08/2017 182 103 5%,917.81
8O0 10 $1,000,000.00 3.60% 15/03/2017 15/03/2021 1861 1304 £7,692.15
Sunoorp Metway 10 $2,000,000.00 2,605 20/03/2017 11/09/2017 175 102 £10,400.00
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Camden Council Investment Portfolio as at 31 May 2017

BO0 T $500,000.00 3.500% 23/03/2017 23/03/2023 1826 1757 $3,643 84
Suncorp Metway ™o $1,000,000 00 2.58% 27/03/2017 18/09/2017 175 110 466521
AN b $1,000,000.00 2.75% 29/03/2017 20/05/2017 175 112 $4,§21.92
8O0 T $1,000,000 00 3.90% 3/04/2017 7/04/2021 1465 1407 45,657.53
Suncarp Metway O $1,000,000 00 2.68% £/04/2017 27/08/2017 17% 119 £4,08L51
NAS T $1,000,000.00 2.59% 10/04/2017 16/04/2018 365 314 $3,665.86
CBA ™ 51,000,000 00 2.55% 12/04/2017 11/10/2017 162 133 £3,493.15
Rural Bank hi2) $1.500.0C0 o0 2.65% 15/04/2017 4/05{2017 138 S6 $4,6872.88
SUNcorm Metway h12) $1,000,000.00 2.56% 24/04/2017 23/10/2017 182 145 42,686,093
Suncorp Metway o $1,%00,000.00 2.60% 1/0%/2017 16/10/2017 168 138 $3,312.33
Suncorp Metway ™ $1,500,000.00 2.60% 3/05/2017 25/10/2017 175 147 $3,098.63
B0OQ TO £1,000,000.00 3.60% 8/65/2007 4/05/2022 1822 17945 $2,3672.12
Bankwest ™ 51,000,000.00 2.55% 10/05/2017 11172017 175 154 $),53$.99
Aural Bank TO $1,000,000.00 2.55% 15/05/2017 a/16/2017 142 126 $1,187.67
Rural Bank ™o £1,000,000.00 2.65% 15/08/2017 &/11/2017 1% 159 $1,23424
‘Westpac 0 sl,ooo,ow 00 3.10% 16/05/2017 17/05/2021 1461 1447 $1,358.90
Suncarp Metway O £1,000,000.00 2,600 17/05/2017 a/11 /3017 175 161 1,062 49
Suncarp Metway ™ $1,000,000.00 2.60% 22/05/2007 | 13/11/2017 175 166 $712.33
Suncorp Metway TO $1,500,000.00 2.59% 25/05/2017 15/11/2017 174 168 £745.07
100G Bank o 51,%00,000.00 2,60% 30/08/2017 2771152017 181 180 $213.70
CBA T $1,500,000.00 2.55% 30/05/2017 26/02/2018 172 27 $209,5%
CRa L1 $3,500,000.00 1.99% 31/05/2017 30/06/2017 30 £l 419082
#TD Investments 96 $105,900,000,00 3.19% $1,140,015.75
CBA Call Acoaurt $3,000,000 00 1.206%
$108,900,000,00
Investment Portfolio Balance
$120,000,000
$100,000,000
$80,000,000 -
$60,000,000 -
$40,000,000 -
$20,000,000 -
S0 -
-/U A 4 Se (@) N, 0, ./a Fe /h 4 /[4 ./(/ ‘/U
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Appendix B - Ratings Definitions

Standard & Poor’s Ratings Description

Standard & Poor’s (S&P) is a professional organisation that provides analytical services. An S&P

rating is an opinion of the general credit worthiness of an obligor with respect to particular debt

security or other financial obligation — based on relevant risk factors.

Credit ratings are based, in varying degrees, on the following considerations:

>

>

>

Likelihood of payment
Nature and provisions of the obligation

Protection afforded by, and relative position of, the obligation in the event of bankruptcy,
reorganisation or other laws affecting creditors’ rights

The issue rating definitions are expressed in terms of default risk.

S&P Short-Term Obligation Ratings are:

>

A-1: This is the highest short-term category used by S&P. The obligor’s capacity to meet its
financial commitment on the obligation is strong. Within this category, certain obligations
are designated with a plus sign (+). This indicates that the obligor’'s capacity to meet its
financial commitment on these obligations is extremely strong.

A-2: A short-term obligation rated A-2 is somewhat more susceptible to the adverse changes
in circumstances and economic conditions than obligations in higher rating categories.
However the obligor’s capacity to meet its financial commitment on the obligation is
satisfactory.

A-3: A short-term obligation rated A-3 exhibits adequate protection parameters. However,
adverse economic conditions or changing circumstances are more likely to lead to a
weakened capacity of the obligor to meet its financial commitment on the obligation.
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S&P Long-Term Obligations Ratings are:

>

AAA: An obligation/obligor rated AAA has the highest rating assigned by S&P. The obligor’s
capacity to meet its financial commitment on the obligation is extremely strong.

AA: An obligation/obligor rated AA differs from the highest rated obligations only in small
degree. The obligor’s capacity to meet its financial commitment on the obligations is very
strong.

A: An obligation/obligor rated A is somewhat more susceptible to the adverse effects of
changes in circumstances and economic conditions than obligations/obligors in higher rated
categories. However the obligor's capacity to meet its financial commitment on the
obligation is strong.

BBB: A short-term obligation rated BBB exhibits adequate protection parameters. However,
adverse economic conditions or changing circumstances are more likely to lead to a
weakened capacity of the obligor to meet its financial commitment on the obligation.

Unrated: Financial Institutions do not necessarily require a credit rating from the various
ratings agencies such as Standard & Poor’s and these institutions are classed as “Unrated”.
Most Credit Unions and Building societies fall into this category. These institutions
nonetheless must adhere to the capital maintenance requirements of the Australian
Prudential Regulatory Authority (APRA) in line with all authorised Deposit Taking Institutions
(Banks, Building societies and Credit Unions).

Plus (+) or Minus(-): The ratings from “AA” to “BBB” may be modified by the addition of a
plus or minus sign to show relative standing within the major rating categories

Fitch and Moody’s have similar classifications.
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Appendix C - Recently Invested ADIs

Rural Bank

Historically, the Bank was formed as Elders Rural Bank and received its banking licence in 2000. In
August 2009, Elders Rural Bank Limited changed its name to Rural Bank Limited and, in December
2010, Rural Bank became a fully-owned subsidiary of the Bendigo and Adelaide Bank Group.

In December 2010, Bendigo and Adelaide Bank announced that it would increase its shareholding in
Rural Bank from 60% to 100% for $165m, or approximately 1.2 times book value. As such, Rural Bank
takes on its parent’s company’s long-term credit rating, recently downgraded with 22 other banks to
BBB+ by S&P. However, it is noted that Rural Bank maintains a separate ADI licence from APRA and
does not provide cross guarantees with the parent — it is treated as a separate counterparty.

Over the years, the bank’s business model has expanded, but its core business has not changed.
They specialise in lending to the agricultural sector in rural and regional centres across the country.
Rural Bank’s products and services are now available at more than 400 locations nationally.

Financial Results

As at 31° March 2017, Rural Bank’s Tier 1 Capital Ratio stood at 15.31% and its Total Capital Ratio at
16.07%, well above Basel Ill minimum capital requirements and above those of its parent.

At a group level, Bendigo-Adelaide Bank Ltd earns just over $200 million each half yearly reporting
period. Retail deposits exceededS$50 billion in the latest period (up from $48.45 billion in June 2016).

Suncorp Metway Bank
The bank is part of the Suncorp Group, which includes a number of major insurance brands.

It was formed by a merger of three financial institutions, with the Queensland government selling
the bulk of its shares in a public offering in 1997.

The insurance group has continued to grow by acquisition since then, with the bank primarily
growing organically.

Financial Results

The bank generated similar earnings to Rural Bank, earning $208 million in the December 2016 half
(+0.5%). The Group as a whole earned $537 million (+1.3%).

The bank has a Tier 1 Capital Ratio of 9.2%, with Total Capital of 13.48% typical of the largest banks.

Its long-term credit rating was affirmed at A+ in the recent S&P review.
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Rabobank Australia

With over 110 years of history, the Rabobank Group is a leading provider of financial services around
the world and has a strong historical presence for the global food and agriculture industry. It was
founded in 1898 as a unique network of cooperative banks in the Netherlands, combining their
capital strength — this replicated a German innovation. Headquartered in Utrecht, the Netherlands,
Rabobank is a cooperative of 123 banks. Today, Rabobank has over AUD$984 billion in assets (€662
billion)', approximately 10 million clients, more than 59,000 employees, and a
presence in 48 countries. Rabobank is one of the 30 largest financial institutions in the world based
on Tier 1 Capital.

Rabobank established an office in Australia in 1990 and acquired the Primary Industry Bank of
Australia (PIBA) operating in Australia and New Zealand in 1994. With headquarters in Sydney,
Rabobank has 61 branches throughout Australia and 32 branches in New Zealand.

In early November 2014, ratings agency Standard & Poor's downgraded the Dutch Rabobank group,
and therefore Rabobank Australia's long-term credit rating from AA- to A+ (short-term rating from
A-1+to A-1). It remains AA range with the other agencies.

The group has lifted its Tier 1 Capital to 14% and Total Capital Ratio to 25% as at December 2016.
Group net profit was EUR2bn in 2016,

From May 2015, new Rabobank Australia deposits are guaranteed only by the Australian subsidiary,
not cross guaranteed globally (conversely, there is no cross-claim on Australian assets).

Bank of Queensland

Founded in 1874, BoQ has around 200 branches nationally. Total lending in Queensland is now
exceeded by the rest of the country, with NSW now 24% of assets.

BoQ increased its national footprint with the acquisition of the Australian assets of Investec
(Australia), rebranded BoQ Specialist Bank.

Financial Results

BoQ earned around $175m at the latest half year, down from a peak of $190m. It has been
somewhat affected by the slowdown in mining states. However, loan impairments are trending
down over time.

Tier 1 Capital is 9.29%, up from 9.0% at the previous half. Its overall capital is in line with Bendigo-
Adelaide and above the other large retail banks.

BankWest

Bankwest is a brand of Commonwealth Bank — it no longer holds a separate banking licence and so
all deposits are liabilities of CBA.

'Asa comparison, CBA has approximately AUDS933 billion in total assets and 45,000 employees
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