
 
 
 
 

AGENDA ITEMS FOR 
LIVERPOOL LOCAL PLANNING PANEL 

MEETING 
 
 
 

Monday 27th May 2019 
 
 

To be held at the 
“Gold Room, Liverpool Library” 

170 George Street 
Liverpool 

 
 

Doors open at 1:45 PM to commence at 2:00 PM 
 
 
Note:  Submissions by the applicant and concerned parties will be considered at the hearing. A 

concerned party is deemed to be a person who has made a written submission in respect 
to the application. The Panel shall, upon request, hear submissions from persons who 
identify prior to a hearing that they wish to make a submission to be considered by the 
Panel. Presentations to the Panel by the applicant and concerned parties shall be 
restricted to 3 minutes each. The Panel Chairperson has the discretion to extend the 
period if considered appropriate. 

 
Should you wish to address the Panel, please advise Danielle Hijazi, Panel Support 
Officer on 8711 7627 or 1300 36 2170, by 4pm, Friday, 24th May 2019. 
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ITEM No. 

SUBJECT 
 
PAGE No. 

1 

Development Application DA-745/2018 
 
Demolition of existing dwelling and construction of a multi 
dwelling housing development including six (6) dwellings 
with strata subdivision  
 
Lot 8 & 9 
DP 230270 
5-7 Craig Avenue, Moorebank  

3-58 

 
 
 
ITEM No. 

SUBJECT 
 
PAGE No. 

2 

Rezoning Application RZ-7/2018 
 
Planning proposal to rezone site from B5 (Business 
Development) to B4 (Mixed-Use) and R4 (High Density 
Residential) 
 
Lot 1 DP1162276 
240 Governor Macquarie Drive, Warwick Farm  

59-122 

 
 
ITEM No. 

SUBJECT 
 
PAGE No. 

3 

Rezoning Application RZ-2/2019 
 
Planning proposal to rezone and amend development 
standards for certain land subject to Basin 14 and Bernera 
Road, Edmondson Park.  
 
Basin 14 and Bernera Road, Edmondson Park.  
 

123-195 

 
  



LIVERPOOL CITY COUNCIL 
 

LOCAL PLANNING PANEL REPORT 
                    27th May 2019 
  
  

2 

 

 

 
 
ITEM No. 

SUBJECT 
 
PAGE No. 

4 

Rezoning Application RZ-4/2019 
 
Planning proposal to amend Schedule 1 of the Liverpool 
Local Environmental Plan 2008 to allow car parking as a 
land use permitted with consent at Collimore Park. 
 

Lot 1 & 2 DP 1089398, Lot 400 DP 1185131, Lot 7009 DP 
1027995 

The previous creek corridor that traverses through the 
centre of the site 

196-247 
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Item no: 
1 

Application Number: 
DA-745/2018 

Proposed 
Development: 

Demolition of existing dwelling and construction of a multi dwelling 
housing development including six (6) dwellings with strata 
subdivision  

Property Address 
5-7 Craig Avenue, Moorebank  

Legal Description: 
Lot 8 and 9, DP 230270 

Applicant: 
Absolute Design Group   

Land Owner: 
Kaled Elassaad 

Cost of Works: 
$1,735,135.60 

Recommendation: 
Approval, subject to conditions of consent  

Assessing Officer: 
Gorana Dubroja  

 
1. EXECUTIVE SUMMARY  
 
Council has received a development application (DA-745/2018) seeking consent for the 
demolition of the existing dwelling and construction of a multi dwelling housing development 
including six (6) dwellings with strata subdivision at Lot 8 and 9, DP 230270, No. 5-7 Craig 
Avenue, Moorebank.  
 
The site is zoned R3 – Medium Density Residential pursuant to Liverpool Local 
Environmental Plan 2008 with the proposed development being permissible with consent.  
 
The development application was notified for a period of 15 days from 8 October 2018 to 23 
October 2018 in accordance with Liverpool Development Control Plan 2008, Part 1. Eleven 
(11) submissions were received during the public consultation period objecting to the 
proposal. The issues of concern raised in the submissions can be summarised as follows:  
 

 Impact of development on community and infrastructure; 
 Solar access and overshadowing; 
 Increased traffic and parking, and congestion; 
 Impacts of privacy to neighbouring properties; 
 Safety in particular to children; 
 Noise generation; and  
 Development not meeting the present character of the community/location.  

 
The key issues associated with the assessment of the development application relate to the 
matters raised in the submissions received during the notification period. Notwithstanding 
this, it is recommended that the application be approved subject to conditions of consent as 
the objections raised can be adequately addressed and would not warrant the refusal of the 
application.  
 
The application is referred to the Liverpool Local Planning Panel (LLPP) in accordance with 
its referral criteria and procedural requirements in that the development falls into the category 
of contentious development.  
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The application has been assessed pursuant to the provisions of the Environmental Planning 
and Assessment (EP&A) Act 1979.  Based on the assessment of the application, it is 
recommended that the application be approved, subject to the imposition of conditions.  
 
2. SITE DESCRIPTION AND LOCALITY 
 
2.1 The locality 
 
The area is characterised by low density residential development with single or double storey 
dwellings constructed of fibro, weatherboard, brick veneer and brick with open space located 
to the front and rear of each property. Although the locality is currently characterised by low 
density single and double storey dwellings, the immediate locality is zoned R3 – Medium 
Density Residential and is undergoing transition.  
 

 
Figure 1: Locality Surrounding the 5-7 Craig Avenue, Moorebank (Source: Nearmap) 
 
 
The adjoining properties to the development site are detailed as follows:  
 

Orientation Description of Site 

North (front) 6 Craig Avenue, Moorebank and 8 Craig venue, Moorebank 
South (rear) 12 Selway Avenue, Moorebank and 14 Selway Avenue, Moorebank 
East (side) 9 Craig Avenue, Moorebank 
West (side) 3 Craig Avenue, Moorebank 

 
Each of these sites feature detached dwelling houses. 
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2.2 The site  
 
The subject site is identified as Lot 8 and 9, DP 230270, and is known as 5 and 7 Craig 
Avenue, Moorebank. With the amalgamation of the two sites, the site becomes a square 
allotment with an overall area of 1327.8sqm. The site has a primary frontage to Craig Avenue 
of 36.58m, and a total depth of 36.58. Lot 8 contains a single storey brick dwelling, brick and 
fibro garage and awning. Lot 9 is contains a single storey brick dwelling, fibro garage, shed 
and awning.  
 

 
Figure 2: Aerial view of 5 and 7 Craig Avenue, Moorebank (Source: Nearmap) 

 
 
3. BACKGROUND/HISTORY 
 

 A pre-lodgement meeting was held with Council on 4 April 2018 with an original 
design consisting of eight (8) units. 

 The subject DA was lodged with Council on 26 September 2018, originally proposing 
seven (7) units. 

 Application deferred regarding numerous planning considerations relating to private 
open space, solar access, setbacks, living room sizes and streetscape orientation. An 
additional information letter was sent on 1 February 2019.  

 Amended plans were received on 4 February 2019.  
 A meeting was held with the applicant on 25 March 2019 to redesign dwellings and 

comply with Council controls. 
 Amended plans were submitted to Council on 5 April 2019 proposing six (6) units. 
 The latest set of plans were submitted to Council on 1 May 2019.  
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4. DETAILS OF THE PROPOSAL 
 
The proposed development application seeks approval for the demolition of the existing 
dwelling and construction of a multi dwelling housing development including six (6) dwellings 
with strata subdivision. The proposal will consist specifically of the following: 
 

Lot Consolidation  
 
 Lot 8: site area of 663.9sqm. frontage of 18.288m  
 Lot 9: site area of 663.9sqm, frontage of 18.288m  

 
 Multi Dwelling Development – 6 Units  
 
 Unit 1, 2, 5 and 6 
 
 Ground Floor  
 

 Lounge, dining, kitchen, laundry, powder room, staircase access and double 
garage.  

 
First Floor  
 
 Four (4) bedrooms, two (2) robes, two (2) walk-in robes, ensuite, bathroom and 

staircase access.  
 

Unit 3 and 4 
 
Ground Floor  

 
 Lounge, dining, kitchen, laundry, powder room, staircase access and tandem 

garage.  
 

 First Floor  
 
 Four (4) bedrooms, four (4) robes, ensuite, bathroom and staircase access.  

 
 

 
 
 
 
 
 
 
 
 
 
 
 

 
 



LIVERPOOL CITY COUNCIL 
 

LOCAL PLANNING PANEL REPORT 
                    27th May 2019 
  
  

7 

 

 

Figure 3: Streetscape of Development (5 and 7 Craig Avenue, Moorebank – Streetscape 
Plan) 

 
 
5. STATUTORY CONSIDERATIONS 
 
5.1 Relevant matters for consideration 
 
The relevant planning instruments/policies applicable to the proposed development are: 
 
 State Environmental Planning Policy No. 55 – Remediation of Land;  
 State Environmental Planning Policy (Building Sustainability Index: BASIX) 2004; 

 Greater Metropolitan Regional Environmental Plan No. 2 – Georges River Catchment 
(now deemed SEPP); 

 Liverpool Local Environmental Plan (LLEP) 2008; 

 Liverpool Development Control Plan (LDCP) 2008; 

- Part 1: General Controls for All Development; and 
- Part 3.6: Multi Dwelling Housing (Terraces, Townhouses and Villas) in the R3 and R4 

Zones  
 

Contributions Plans 

 Liverpool Contributions Plan 2009 applies to all development pursuant to Section 7.11 

of the EP&A Act.   

 
6. ASSESSMENT  
 
The development application has been assessed in accordance with the relevant matters of 
consideration prescribed by Section 4.15 of the EP&A Act and the Environmental Planning 
and Assessment Regulation 2000, as follows:  
 
6.1 Section 4.15(1)(a)(i) – Any Environmental Planning Instrument  

(a)  State Environmental Planning Policy No. 55 – Remediation of Land  
 
Pursuant to Clause 7 of SEPP 55, a consent authority is unable to grant development 
consent unless it has considered whether the land is contaminated and, if so, whether the 
consent authority is satisfied that the land is suitable in its contaminated state, or can be 
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remediated to be made suitable for the purposes for which the development is proposed to be 
carried out. 
 
Although it is unlikely that the land would be contaminated, given its previous residential use, 
Council must consider this and the likelihood of any contamination on-site and the possible 
impacts which may arise from any works associated with this proposal.   
 
The objectives of SEPP 55 are: 
 

 to provide for a state wide planning approach to the remediation of contaminated land. 

 to promote the remediation of contaminated land for the purpose of reducing the risk 
of harm to human health or any other aspect of the environment. 

 
Clause 7 - Contamination and remediation 
to be considered in determining 
development application 

Comment 

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

It is unlikely the land is contaminated as it is 
an existing residentially zoned allotment with 
dwellings currently on site.  

(b)  if the land is contaminated, it is satisfied 
that the land is suitable in its contaminated 
state (or will be suitable, after remediation) for 
the purpose for which the development is 
proposed to be carried out, and 

The land is suitable for the proposed works 
and as it is unlikely that the land is 
contaminated, based on Council records.  

 (c)  if the land requires remediation to be 
made suitable for the purpose for which the 
development is proposed to be carried out, it 
is satisfied that the land will be remediated 
before the land is used for that purpose. 

The land does not require remediation. 

 
Based on the above assessment, the proposal is considered to satisfy the relevant objectives 
and provisions of SEPP 55, therefore, it is considered that the subject site is suitable for the 
proposed development in that regard.  
 
(b) State Environmental Planning Policy (BASIX) 2004 
 
In accordance with this policy, all new residential dwellings and those seeking alterations and 
additions as identified under this policy require a BASIX certificate that measures the Building 
Sustainability Index to ensure dwellings are designed to use less portable water and are 
responsible for fewer greenhouse gas emissions by setting energy and water reduction 
targets for houses and units. 
 
A BASIX Certificate has been submitted for the proposed development. A condition of 
consent will be imposed requiring the applicant to provide an updated BASIX Certificate prior 
to the release of any Construction Certificate.  
 
The proposal is considered to be satisfactory with regard to water and energy efficiency 
targets.  
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(c) Greater Metropolitan Regional Environmental Plan No. 2 – Georges River 
Catchment (Deemed SEPP)  

 
The subject land is located within the Georges River Catchment and as such the Greater 
Metropolitan Regional Environmental Plan No. 2 – Georges River applies to the application. 
The Greater Metropolitan Regional Environmental Plan No. 2 – Georges River catchment 
generally aims to maintain and improve the water quality and river flows of the Georges River 
and its tributaries. 
 
The development application was referred to Council’s land development engineers who 
reviewed the stormwater management and drainage plans associated with the proposal. 
They were supportive of the proposed development, subject to conditions of consent. 
Accordingly, the proposed development is considered to meet the objectives of the SEPP and 
is unlikely to have a negative impact on the environmental quality of the Georges River 
catchment.  
 
Furthermore, it is considered that the proposal satisfies the provisions of the GMREP No.2 
subject to appropriate sedimentation and erosion controls being implemented during 
construction.  
 
(d) Liverpool Local Environmental Plan 2008  
 
(i) Zoning  
 
The subject site is zoned R3 – Medium Density Residential pursuant to the LLEP 2008. An 
extract of the zoning map is provided in Figure 3 below. 

Figure 3: Zoning Map of 5-7 Craig Avenue, Moorebank (Source: Geocortex Mapping 
System) 
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(ii) Permissibility 
 
The proposed development is multi dwelling housing and is a permitted land use with consent 
within the R3 – Medium Density Residential zone under LEP. Multi dwelling housing is 
defined as: 
 
Multi dwelling housing means 3 or more dwellings (whether attached or detached) on one 
lot of land, each with access at ground level, but does not include a residential flat building. 
 
The proposal meets with the above definition of multi dwelling housing.  
 
(iii) Objectives of the zone 
 
The objectives of the R3 – Medium Density Residential Zone are as follows: 
 

 To provide for the housing needs of the community within a medium density 
residential environment. 

 To provide a variety of housing types within a medium density residential 
environment. 

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

 To provide for a concentration of housing with access to services and facilities. 

 To provide for a suitable visual transition between high density residential areas and 
lower density areas. 

 To ensure that a high level of residential amenity is achieved and maintained. 
 
The proposed development would provide housing that meets the housing needs of the 
community, offering a variety of housing types which have access to services and facilities. 
The development also provides for a visual transition between lower residential densities to 
medium residential densities and allows for high level residential amenity through site and 
building design.  
  
(iv) Principal Development Standards 
 
LLEP 2008 contains a number of principal development standards which are relevant to the 
proposal, as detailed below.  
 

Development 
Provision 

Requirement Comment 

Part 4 Principal Development Standards 
2.7 Demolition  The demolition of a building or work 

may be carried out only with 
development consent.  

Demolition of existing 
dwellings and ancillary 
structures is proposed as 
part of this application. 
Conditions of consent to be 
imposed.  
 

4.1 Minimum 
subdivision lot size 

300sqm Consolidation of lots sought. 
The proposed lots will meet 
the minimum lot size. 
 

4.3 Height of 
Buildings 

8.5m  The maximum proposed 
height is 7.7m. 
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Complies 
4.4 Floor Space 
Ratio 

 

Permitted: 0.55:1 as per Clause 4.4 of 
the LLEP 2008. 

The proposed FSR is 0.55:1. 
 
Complies 
 

6.5 Public Utilitiy 
Infrastructure 

Public utility infrastructure must be 
available. 

The site has access to 
existing public utility 
infrastructure.  

7.7   Acid sulfate 
soils 

Class 1 2, 3 4 or 5 
 

The site is not affected by 
Acid Sulfate Soils. 

7.31 Earthworks  Council to consider matters listed (a)-
(g) 

Sediment control details 
have been provided and 
minimal cut has been 
proposed. Matters 
considered by Councils land 
development engineers, who 
have supported the 
earthworks onsite, subject to 
conditions of consent.  

 
As demonstrated in the above compliance table, the proposed development is consistent with 
the relevant development standards of LLEP 2008.  
 
6.2 Section 4.15(1)(a)(ii) - Any Draft Environmental Planning Instrument  

There are no draft Environmental Planning Instruments which apply to the development. 
 
6.3 Section 4.15(1)(a)(iii) - Any Development Control Plan  

(a)  Liverpool Development Control Plan (LDCP) 2008 
 
The application has also been assessed against the relevant controls of the LDCP 2008, 
particularly Part 1 General Controls for all Development and Part 3.6 Multi Dwelling Housing 
(Terraces, Townhouses and Villas) in the R3 and R4 Zones.  

 
The development generally complies with the provisions of the LDCP 2008 except in relation 
to the rear setback and side setback controls for Units 3 and 4. This is further addressed in 
this report. 
 

LDCP 2008 Part 1 – General Controls for all Development 

Control Required Proposal Compliance 

Section 2 – 
Tree 
Preservation  

Consider impact of 
development on 
existing vegetation 

The trees on site are proposed 
to be removed. Conditions of 
consent to be imposed requiring 
the addition of trees which have 
a mature height of 8m.  
 

Conditions to 
be imposed 

Section 3 – 
Landscaping 
and 
Incorporation 
of Existing 

Incorporation of 
existing trees into 
development where 
appropriate  

The existing trees on site are 
proposed to be removed.  

Conditions to 
be imposed 
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Trees 

Section 4 – 
Bushland and 
Habitat 
Preservation 

Consider impact of 
development on 
bushland and habitats 

No impact on bushland and 
habitats considering the location 
of the development. 

N/A 

Section 5 – 
Bushfire Risk 

Land on or adjacent to 
bushfire prone land to 
comply with RFS 
requirements 

Site is not classified as bushfire 
prone land. 

N/A 

Section 6 – 
Water Cycle 
Management 

Consideration of 
stormwater and 
drainage 

Stormwater will be collected 
through the proposed 
downpipes and discharged to 
the Council kerb.     

Complies 

Section 7 – 
Development 
Near a 
Watercourse 

Consideration of 
impact to riparian 
corridors 

Development is located more 
than 300m from George’s River. 

N/A 

Section 8 – 
Erosion and 
Sediment 
Control 

Sediment Control 
Plan or Soil and 
Water Management 
Plan required 

Sediment control details have 
been submitted as part of this 
application. Condition imposed 
to ensure adequate sediment 
and erosion controls undertaken 
at the site during construction 
and works. 
 

Complies 
 
 

Section 9 – 
Flooding Risk 

Flood affection of 
property to considered 

The site is not identified as 
being located on flood prone 
land.  
 

Complies  

Section 10 – 
Contaminated 
Land Risk 

Previous use to be 
considered in 
assessing risk 

The site inspection revealed no 
obvious uses that may lend 
themselves to the requirement 
for a land contamination 
assessment / report. Therefore 
considered acceptable in this 
instance.  
 

N/A 

Section 11 – 
Salinity Risk 

Salinity Management 
response required for 
affected properties 

The site is not affected by 
Salinity.  
 

N/A 

Section 12 – 
Acid Sulfate 
Soils Risk 

Affected properties to 
consider impact of 
development on soils 

Site is not affected by Acid 
Sulfate Soils.  

N/A 

Section 13 – 
Weeds 

Noxious weeds to be 
removed as part of 
development where 
applicable 

The submitted site analysis 
does not identify any noxious 
weeds on site. A site inspection 
confirmed no presence of 
noxious weeds on site. 
 

N/A 

Section 14 – Must comply with AS The existing dwelling and Complies  
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Demolition of 
Existing 
Development 

2601-2001 ancillary structures are 
proposed to be demolished. 
Conditions of consent to be 
imposed.   

Condition of 
consent to 
be imposed 

 
Section 15 – 
Onsite 
Sewage 
Disposal 

S68 Application 
required where 
connection to sewer 
not available 

Site is connected to sewer.  N/A 

Section 16 – 
Aboriginal 
Archaeology 

AHIA required where 
items of aboriginal 
archaeology exist 

No known items of aboriginal 
archaeology are present on the 
subject property. 

N/A 

Section 17 – 
Heritage and 
Archaeology 

Consideration of the 
impact on the heritage 
significance on any 
heritage buildings, 
sites, streetscapes or 
areas. 

Site is not associated with any 
heritage items. 

N/A 

Section 18 – 
Notification of 
Application 

Multi dwellings are to 
be notified to 
adjoining properties 
which are located up 
to 75m from the 
subject land.  

The proposal was notified to 
adjoining properties from 8 
October 2019 to 23 October 
2019. Eleven (11) submissions 
have been received during the 
notification period which raise 
objections to the proposal. 
These submissions have been 
taken into consideration during 
the assessment process and are 
discussed in within this report. 
 
 

Complies 

Section 19 – 
Used Clothing 
Bins 

Applies to any charity 
bins located on either 
private or Council 
land. 

No charity bins located on site.  N/A 

Section 20 – 
Car Parking 
and Access 

1 space per small 
dwelling (< 65sqm) or 
1 bedroom 

 1.5 spaces per 
medium dwelling (65 - 
110sqm) or 2 
bedrooms  

2 spaces per large 
dwelling (> 110sqm) 
or 3 or more 
bedrooms 

1 visitor car space for 
every 4 dwellings or 
part thereof 

The proposed development 
provides for twelve (12) car 
parking spaces and two (2) 
visitor spaces. The application 
has been referred to Council 
Traffic Engineers who have had 
no objection to the proposal, 
subject to conditions of consent.  
 
 

Complies 
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Liverpool Development Control Plan 2008 Part 3.6 
 

LDCP 2008 Part 3.6 – Multi Dwelling Hosing (Terraces, Townhouses and Villas) in the 
R3 and R4 Zones 

Control Required Proposal Comment 

Subdivision, 
Frontage and 
Lot Size 

The minimum lot size 
for multi dwelling 
housing is 1,000m2. 
Where development 
pursuant to section 4 
is proposed, the 
minimum lot size shall 
be 650sqm.  
 
The minimum lot width 
for multi dwelling 
housing is 22m. 
Where development 
pursuant to section 4 
is proposed, the 
minimum lot width 
shall be 18m. 
 

The proposed development has 
consolidated two lots to form 
one lot with a total site area of 
1327.8sqm.  

Complies 

Site Planning  Site layout should 
consider, and as far 
as possible minimise 
overshadowing, 
acoustic and visual 
intrusion on 
neighbouring and on 
site dwellings.  
 
 
 
 
 
 
There must be a direct 
link from at least one 
living area to the 
principal private open 
space.  
 
 
The siting of windows 
of habitable rooms on 
the first floor shall 
minimise overlooking 
to the principal private 
open space of 
neighbouring 
properties.  

The proposed development is 
considered to have minimal 
impacts on overshadowing, and 
acoustic and visual privacy to 
adjoining properties.  
 
 
 
 
 
 
 
 
All units have direct access from 
either the living room or dining 
room to their private open 
spaces.  
 
 
 
 
The proposed first floor windows 
are considered to have minimal 
potential to cause privacy 
concerns to the adjoining 
properties.  
 
 
 

Complies 
 

Conditions of 
consent to be 

imposed 
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Stormwater from the 
site must be able to be 
drained satisfactorily. 
Where the site falls 
away from the street, 
it may be necessary to 
obtain an easement 
over adjoining 
property to drain water 
satisfactorily to a 
Council stormwater 
system. Where 
stormwater drains 
directly to the street, 
there may also be a 
need to incorporate 
on-site detention of 
stormwater where 
street drainage is 
inadequate. Refer to 
Water cycle 
management in Part 
1. 
 
 
The siting of dwellings 
shall be orientated to 
maximise solar access 
to both external 
courtyards and 
internal living areas.  
 
 
Where possible all 
existing substantial 
vegetation on site 
shall be retained. 
 
 
 
 
 
Multi Dwelling 
Housing is not 
permitted on cul-se-
sac heads or streets 
with a carriageway 
width of less than 
6.5m. 
 

 
 
Stormwater is to be collected 
through the proposed 
downpipes and discharged to 
the Council kerb. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The site frontage is orientated to 
the north taking advantage of 
northern aspects.  
 
 
 
 
 
The existing trees on site are 
proposed to be removed, with 
one (1) tree to be retained within 
the site area. A condition of 
consent will be imposed 
requiring trees with a mature 
height of 8m to be incorporated 
into the Landscape Plan. 
 
The proposed multi dwelling 
development is not situated on a 
cul-de-sac or street with a 
carriageway width less than 
6.5m.  

Front Setback  A front setback of The proposed front setback is Complies 
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4.5m is required for 
both the ground floor 
and the first floor.  
 

4.5m to the front building line.  

Garage 
Setback  

A garage setback of 
5.5m is required for 
the development.  
 
The garage is to be 
set 1m behind the 
main building line.  
 

The proposed garage setback 
for Units 1, 2, 3, 4 and 6 is not 
setback 1m behind the main 
building line. These garages are 
all located within the internal 
driveway and are not orientated 
towards the streetscape. 
This is considered to have 
minimal effects on the 
streetscape and is considered 
acceptable in this instance.  
 

Considered 
acceptable 

Side Setback  Ground floor without 
windows to habitable 
rooms – 0.9m.  
 
A ground floor with 
windows – 4m. 
 
First floor without 
windows to habitable 
rooms – 1.2m. 
 
First floor windows to 
habitable rooms and 
neighbouring private 
open space – 4m. 
 

The minimum proposed ground 
floor setback with windows for 
Units 1, 2, 5 and 6 is 4.218m. 
Units 3 and 4 have a ground 
floor side setback with windows 
of 1.52m. These windows to the 
side setback belong to a powder 
room which is considered to 
have minimal privacy concerns.  
 
The minimum proposed first 
floor side setback with windows 
for Units 1, 2, 5 and 6 is 4.368m. 
Units 3 and 4 have a first floor 
side setback with windows of 
2.02m. These windows to the 
first floor side setback belong to 
bathrooms. This is considered to 
have minimal privacy concerns.  
 

Considered 
Acceptable 

Secondary 
Setback  

A secondary setback 
of 2.5m is required. 

The site is not a corner 
allotment and has no secondary 
setback.  
 
 

N/A 

Rear Setback  Ground floor without 
windows to habitable 
rooms – 4m 
 
Ground floor with 
windows to habitable 
rooms – 4m 
 
First floor without 
windows to habitable 
rooms – 4.5m  
 

The proposed ground floor rear 
setback with windows for Units 3 
and 4 is 4.001m.  
 
The proposed first floor rear 
setback with windows for Units 3 
and 4 is 4.151m.  This is below 
the required 6m. The proposed 
first floor windows are highlight 
windows which are considered 
to have minimal privacy 
concerns to the adjoining 

Considered 
Acceptable 
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First floor with 
windows to habitable 
rooms and 
neighbouring private 
open space – 6m 
 

properties. This is considered 
acceptable in this instance. 
 
It should be noted that the 
reduced rear setback will not 
negatively impact solar access 
to living areas or private open 
space within the development or 
to adjoining properties. The 
current design of the rear 
elevation is considered to be 
aesthetically pleasing and 
provides a breakup of the 
façade.  
 

Landscaped 
Area 

A minimum of 20% of 
the site area shall 
consist of a 
Landscape Area, this 
may include lawn, 
deep rooted trees, 
garden beds and 
mulched areas. 
 
A minimum 
unincumbered area of 
4 x 5m shall be 
provided in rear 
setback to 
accommodate deep 
rooted trees. 
 

The proposed landscape area 
for the site is approximately 
33%.  
 
 
 
 
 
 
There is a 4m x 5m 
unencumbered area within the 
rear setback for deep rooted 
trees.  

Complies 

Private Open 
Space 

Dwelling size of 
<65sqm – 30sqm  
 
Dwelling size of 65-
100sqm – 40sqm 
 
Dwelling size of 
>100sqm – 50sqm  
 
 
A minimum of 50% of 
the Private Open 
Space area must 
receive 3 hours of 
sunlight between 
9:00am and 5:00pm 
on 21 June.  
 

Each unit has Private Open 
Space which exceeds 50sqm.  
 
 
 
 
 
 
 
 
A minimum of 50% (or 25sqm) 
of the Private Open Space for 
each units receives 3 hours of 
sunlight between 9:00am to 
5:00pm on 21 June.   

Complies 

Cut and Fill  The maximum cut on 
site cannot exceed 
500mm. 

The maximum proposed cut 
does not exceed 500mm. The 
maximum proposed fill does not 

Complies 
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The maximum fill on 
site cannot exceed 
1m.  

 

exceed 1m.  

Building 
Design and 
Appearance  

Unit/s with a street 
frontage shall 
orientate the main 
entrance and where 
possible at least one 
living area towards the 
street.  

 

Entry points shall be 
enhanced/emphasised 
to all dwellings 
especially those facing 
the street.  

 

 

The first floor of the 
townhouse 
developments must be 
no greater than two 
thirds of the ground 
floor area.  

 

 

 

 

Building facades shall 
be articulated and roof 
form is to be varied to 
provide visual variety.  
 
 
 
Walls shall be a mix of 
masonry, rendered 
and or bagged, and 
painted, lightweight 
clad and painted 
and/or flush face brick. 
Justification will be 
required for 100% 
face brick facades or 
100% rendered and 
painted brick and will 

Units 1 and 6 have a primary 
frontage towards Craig Avenue, 
with the main entrance, lounge 
room and dining room being 
orientated towards the street.  
 
 
 
The entry points of Units 1 and 
6, which have a primary 
frontage towards Craig Avenue, 
are emphasised through the 
entry, changes in colours and 
finishes and architectural 
articulation.  
 
 
 
The proposed first floor of all six 
(6) units exceeds two thirds of 
the ground floor area. This will 
still allow for the units to 
enhance the streetscape 
through suitable built form and 
design. The proposed first 
storey of all six (6) units is 
considered to have minimal 
privacy concerns and 
overshadowing impacts on 
adjoining properties.  
 
 
 
The proposed building facades 
of all six (6) units is articulated 
through roof form, changes in 
colours and finishes and 
architectural articulation.  
 
 
The proposed walls of the six (6) 
units ranges from a mix of brick, 
render, clad, metal, aluminium 
and timber.  
 
 
 
 

Complies 
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be assessed on merit.  

 

Facades can be 
articulated by: - The 
use of different 
materials and detailing 
and / or Liverpool 
Development Control 
Plan 2008 Cut and 
Fill, Building Design, 
Streetscape and 
Layout Part 3.6 16 - 
The inclusion of 
balconies, varandahs, 
pergolas and 
landscaped beds. 

 

A sidewall must be 
articulated if the wall 
has a continuous 
length of over 10 m.  

 

 

 

 

 

The entrance of each 
dwelling shall be 
emphasised.  

 

 

Units built at the rear 
of the allotment must 
take into consideration 
privacy of 
neighbouring 
properties. The use of 
windows with high sill 
heights should be 
used to avoid potential 
privacy issues.  

 

 

Driveways should 
avoid a ‘gun barrel’ 

 
 
 
 
The proposed facades of all six 
(6) units are articulated through 
the building design, changes in 
colours and finishes, 
architectural articulation and 
roof form.  
 
 
 
 
 
 
 
 
 
The proposed sidewalls have a 
continuous length which 
exceeds 10m. The proposed 
design of the sidewalls is 
however articulated through 
windows and door openings. 
This will still allow for the 
building design, detailing, colour 
and finish to add visual interest 
and compliment the street.  
 
 
 
 
The entrance to all six (6) units 
is emphasised through 
architectural articulation, and 
colours and finishes.  
 
 
 
The proposed units to the rear 
have highlight windows on the 
first floor which is considered to 
have minimal privacy concerns 
to adjoining properties.  
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effect by curving and 
siting of buildings, 
which create a 
driveway form with the 
divided carriageway 
separated by soft 
landscaping.  

 

 

Attic floor space may 
be used when it is 
contained wholly 
within the roof pitch 
and will not be 
counted as a storey 
provided that the attic 
space is part of the 
dwelling unit.  

 

Space used for car 
parking shall be 
included as a storey if 
the ceiling of the car 
parking level exceeds 
more than 1m above 
the natural ground 
level.  

 

 

Townhouses built on 
steep or sloping 
blokes should be built 
of split-level 
construction.  

 

Balconies are not 
permitted on the first 
floor of the side and / 
or rear portion of the 
dwelling. Balconies 
may be considered if 
they address public 
open space, 
communal open space 
and/or private 
driveways.  

 

The proposed driveway is 
articulated through building 
placement and landscaping.  
 
 
 
 
 
 
 
 
The proposed development 
does not include an attic.  
 
 
 
 
 
 
 
 
Not applicable as no basement 
is proposed as part of this 
application. 
 
 
 
 
 
 
 
 
 
The subject site is relatively flat. 
Split level construction is not 
required. 
 
 
 
No balconies proposed as part 
of this application.  
 
 
 
 
 
 
 
 
 
 
No proposed blank walls which 
address the street frontage are 
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Blank walls in general 
that address street 
frontages or public 
open space are 
discouraged. Where 
they are unavoidable 
building elements or 
landscaping must be 
used to break up large 
expanses of walls. In 
some cases an anti-
graffiti coating will 
need to applied to the 
wall to a height of 2 
metres. 
 

proposed.  

Internal Design  Multi Dwelling 
Housing located on 
street boundaries shall 
have habitable rooms 
located to the front of 
the dwelling for 
security and 
surveillance to the 
street.  

 

Living rooms should 
take advantage of 
northern aspects 
where possible.  

 

Access to private 
open space must be 
from at least one living 
room. 

 

The internal layout of 
the dwelling must 
incorporate cross 
ventilation.  

 

Bathrooms, ensuites, 
laundries and walk in 
wardrobes should be 
located to the side and 
the rear of the 
development.  

 

Proposed Units 1 and 6 which 
are orientated towards Craig 
Street have the lounge room, 
living room and bedrooms 
orientated towards the street for 
surveillance.  
 
 
 
 
 
Units 1 and 6 have their living 
rooms orientated north taking 
advantage of northern aspects.  
 
 
 
 
All six (6) units have either their 
dining room or living room 
directly accessing the private 
open space. 
 
 
Cross ventilation is incorporated 
through the use of windows and 
doors dispersed around the 
units. 
 
 
 
Proposed ensuites, laundries 
and walk-in-robes are located to 
the rear and side of the units.  
 
 
 

Complies 
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Locate active use 
rooms or habitable 
rooms with windows 
overlooking 
communal/public 
areas (e.g. 
playgrounds, 
gardens). 
 

 
 
The subject site does not 
overlook communal or public 
areas. 
 

Car Parking 
and Access  

Internal Driveway 
and Car Parking 
Layout  
 
Refer to Part 1 for 
requirements for 
minimum widths for 
Internal Driveways.  
 
 
The extent of paved 
area for driveways 
shall be kept to a 
minimum. Driveways 
abutting dwellings 
shall be kept to a 
minimum.  
 
 
Avoid large expanses 
of driveways, including 
concentrating double 
garages adjacent to 
each other.  
 
Land that is unlikely to 
be used for 
manoeuvring shall be 
used for landscaping. 
 
Access Driveways  
 
Driveways to the 
street shall be kept to 
a minimum.  
 
 
Driveways may be 
permitted to individual 
dwellings provided 
that the streetscape is 
not adversely affected 
and the application 
complies elsewhere 

The proposed development 
provides for fourteen (14) car 
parking spaces. The application 
has been referred to Council 
Traffic Engineers who have 
raised no objection to the 
proposal, subject to conditions 
of consent.  
 
 
The extent of the paved area for 
the driveway is considered to be 
minimal, with proposed areas of 
landscaping included throughout 
the driveway length.  
 
 
 
The proposed development is 
facilitated through a single 
driveway which services all six 
(6) units.  
 
 
 
The proposed driveway includes 
landscaping strips to the sides.  
 
 
 
 
 
The proposed development has 
one (1) driveway which services 
all six (6) units.  
 
 
No proposed driveways to 
individual units.  
 
 
 
 
 

Complies 
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with the DCP.  
 
Kerbs shall be 
provided along the 
edge of all internal 
driveways. All traffic 
must be able to enter 
and exit the site in a 
forward direction. 
 

 
The proposed driveway is 6m in 
length and allows for two way 
traffic. There is also a turning 
bay located to the rear of the 
site ensuring vehicles can enter 
and exit the site in a forward 
direction.  
 

Landscaping  The setback areas of 
development are to be 
utilised for canopy tree 
planting. The 
landscape design for 
all development must 
include canopy trees 
that will achieve a 
minimum 8m height at 
maturity within front 
and rear setback 
areas.  
 
 
Landscape planting 
should be principally 
comprised of native 
species to maintain 
the character of 
Liverpool and provide 
an integrated 
streetscape 
appearance. Species 
selected in 
environmentally 
sensitive areas should 
be indigenous to the 
locality. However, 
Council will consider 
the use of deciduous 
trees in small private 
open space areas 
such as courtyards for 
control of local 
microclimate and to 
improve solar access.  
 
 
The landscaping shall 
contain an appropriate 
mix of canopy trees, 
shrubs and 
groundcovers. Avoid 

The submitted Landscape Plan 
does not indicate canopy trees 
which will achieve a minimum of 
height of 8m. A condition of 
consent will be imposed 
requiring sufficient trees to be 
provided onsite.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Complies by 
Condition 
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medium height shrubs 
(600 – 1800mm) 
especially along paths 
and close to windows 
and doors.  
 
 
Landscaping in the 
vicinity of a driveway 
entrance should not 
obstruct visibility for 
the safe ingress and 
egress of vehicles and 
pedestrians. 
 
 
Tree and shrub 
planting alongside and 
rear boundaries 
should assist in 
providing effective 
screening to adjoining 
properties. The 
minimum height of 
screening to be 
provided is 2.5 to 3m 
at maturity.  
 
 
Landscaping on any 
podium level or 
planter box shall be 
appropriately 
designed and 
irrigated. Landscaping 
on podium levels and 
planter boxes should 
be accessible from 
habitable areas of 
dwellings or 
elsewhere as 
appropriate for 
gardener access in 
other forms of 
development.  
 
 
A 2m wide landscaped 
area shall be provided 
between an internal 
driveway and a 
property boundary to 
provide privacy to the 

 
 
 
 
 
The proposed landscaping in 
the vicinity of the driveway is not 
considered to obstruct visibility 
of vehicles and pedestrians.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The proposed landscaping 
located on the internal driveway 
is appropriately designed 
around the site.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Landscaping is provided to the 
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adjoining property and 
to soften the 
appearance of the 
internal driveway.  
 
 
Landscaping shall be 
provided along the 
side and rear 
boundaries to provide 
privacy for adjoining 
residents. 
 
 
A maximum of 30% of 
the front setback is to 
be paved or sealed, 
unless the area is 
used for direct access 
to a garage, carport or 
dwelling entry 
 
 
Trees adjacent to 
private open space 
areas and living rooms 
should provide 
summer shade and 
allow winter sun entry.  
 
 
Any tree with a mature 
height over 8m should 
be planted a minimum 
distance of 3m from 
the building or utility 
services.  
 
 
Areas between a 
driveway and the 
windows of a dwelling 
shall be landscaped to 
provide privacy for the 
dwelling. 
 

sides and rear of the site. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Areas located between the 
driveway and windows of a 
dwelling are landscaped to 
provide privacy for the dwelling. 

Overshadowing  Adjoining properties 
must receive a 
minimum of three 
hours of sunlight 
between 9am and 
5pm on 21 June to at 
least; - One living, 

The proposed development will 
still allow for adjoining properties 
to receive a minimum of three 
hours of sunlight between 9am 
and 5pm on 21 June.  

Complies 
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rumpus room or the 
like; and - 50% of the 
private open space. 

 
Privacy  Building siting, window 

location, balconies 
and fencing should 
take account of the 
importance of the 
privacy of on site and 
adjoining buildings 
and outdoor spaces. 
 
Windows to habitable 
rooms should be 
located so they do not 
overlook such 
windows in adjoining 
properties, other 
dwellings within the 
development or areas 
of private open space.  
 
Landscaping should 
be used where 
possible to increase 
visual privacy between 
dwellings and 
adjoining properties. 

The existing dwellings to the 
eastern, western and southern 
boundaries are single storey. 
The proposed windows on the 
first floor are considered to have 
minimal privacy concerns to 
adjoining properties.  

Complies 

 
6.4 Section 4.15(1)(a)(iiia) - Planning Agreements 

There are no Planning Agreements which apply to the development. 
 

6.5 Section 4.15(1)(a)(iv) - The Regulations 

The Environmental Planning and Assessment Regulation 2000 requires the consent 
authority to consider the provisions of the BCA and the Safety standards for 
demolition (AS 2601 – 2001). Accordingly, appropriate conditions of consent will be 
imposed.  

 
6.6 Section 4.15(1)(b) - The Likely Impacts of the Development  

Natural and Built Environment 
 

The proposed development is unlikely to create a detrimental impact on the natural 
environment surrounding the subject site, subject to the imposition of appropriate 
conditions of consent. 

 
The proposed development is unlikely to create any adverse impacts on the 
surrounding built environment. The proposed development is considered to be of an 
appropriate scale and is unlikely to create any negative impacts on the adjoining 
properties or the locality as a whole. The proposal will facilitate residential 



LIVERPOOL CITY COUNCIL 
 

LOCAL PLANNING PANEL REPORT 
                    27th May 2019 
  
  

27 

 

 

development which is not considered to be an over-development and is consistent 
with the desired future built character of the locality. 

 
It is considered that the proposed development has been designed with sufficient 
regard to surrounding properties and any future occupants of the site to ensure that 
any adverse amenity impact is minimised, particularly in terms of visual and acoustic 
privacy and overshadowing.   

 
 Social Impacts and Economic Impacts 
 

 The proposal would result in a positive economic impact in the locality through the 
capital investment value of the development and is unlikely to generate any 
identifiable detrimental social impacts, being consistent with the desired development 
type in the locality.  

 
6.7 Section 4.15(1)(c) - The Suitability of the Site for the Development  

The proposal generally complies with the relevant planning controls and therefore the 
site is considered to be suitable for the proposed development.  

 
6.8 Section 4.15(1)(d) -  Any submissions made in accordance with the Act or the 

Regulations  
 
(a) Internal Referrals  
 
The following comments have been received from Council’s Internal Departments:  
 

DEPARTMENT COMMENTS 

Land Engineering  Approval, subject to conditions of consent  

Traffic  Approval, subject to conditions of consent 

Natural Environment  Approval, subject to conditions of consent  

 
(b) External Referrals  
 
No external referrals were required as part of this application.  
 
(c) Community Consultation  
 
The proposal was notified for a period of 15 days from 8 to 23 October 2019 in accordance 
with LDCP 2008. Eleven (11) submissions were received in response to the public 
consultation process objecting to the proposal. The key issues raised in the submissions 
relate to: 
 

 Impact of development on community and infrastructure; 
 Solar access and overshadowing; 
 Increased traffic and parking, congestion on the overburdened roads; 
 Impacts of privacy to neighbouring properties; 
 Safety in particular to children; 
 Noise generation; and  
 Development not meeting the present character of the community/location.  



LIVERPOOL CITY COUNCIL 
 

LOCAL PLANNING PANEL REPORT 
                    27th May 2019 
  
  

28 

 

 

The following discussion has been provided in respect to the concerns raised by the 
objectors:  
 
Issue 1: The proposal will cause additional burden on the community and on the current 
infrastructure. Moorebank is already overpopulated with no plans for additional infrastructure.  
 
Comment: The proposed development is permitted in the R3 – Medium Density Residential 
zone and is therefore consistent with the desired future character of the locality. All aspects of 
planning and infrastructure have been taken into consideration when the locality was 
rezoned. The proposed development is subject to a contribution plan which will aid in ongoing 
infrastructure upgrades.  
 
Issue 2: The proposed development will cause negative impacts regarding solar access and 
overshadowing. It will limit access to the sun. 
 
Comment: As part of the assessment process the applicant is required to submit Shadow 
Diagrams demonstrating compliance with Council’s solar access controls. The submitted 
Shadow Diagrams show limited overshadowing impacts to the adjoining properties with no 
adjoining private open space area or living spaces being unreasonably overshadowed for 
more than 3 hours during mid-winter. It should be noted that the development is underneath 
the maximum height requirement.  
 
Issue 3: The proposed development will contribute to increased traffic and congestions, 
causing limited parking and overburdened roads. 
 
Comment: The proposed development has been reviewed by Councils Traffic Engineers, 
who have raised no objections to the impact the development will have on Craig Avenue. The 
proposed development incorporates compliant onsite car parking, with each dwelling 
proposing a double garage with two visitor car spaces on the site.  
 
Issue 4: The proposed units will have a negative impact on the privacy of adjoining 
properties. 
 
Comment: The proposed development has been amended to reduce the number of 
dwellings from seven (7) dwelling to six (6) dwellings. The development is generally 
consistent with the setback controls, and where it is not consistent measures have been put 
into place to ensure that visual privacy is maintained to adjoining properties. This includes the 
use of highlight windows to rear Units 3 and 4. While it is likely that privacy will be impacted 
beyond the existing development on site, the level of impact is considered to be 
commensurate with development in an R3 Zone. 
 
Issue 5: The development will decrease the safety of the community, especially for children 
and pedestrians who travel to nearby schools. Craig Avenue is a pedestrian thoroughfare for 
small children and mothers with prams. 
 
Comment: The proposed development is a type of residential development which is 
permitted in the R3 – Medium Density Residential zone and is consistent with the nature of 
the existing locality. There is no evidence to suggest that such a development will decrease 
the safety of the community. The proposed development includes a driveway which is wide 
enough to accommodate two way traffic and a turning bay at the rear of the site. This ensures 
that all vehicles are capable of exiting the site in a forward direction and contributes to the 
visibility of pedestrians and children who use Craig Avenue to travel.  
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It is worth noting that the application has been reviewed by Council’s Traffic Engineers who 
have raised no concerns over unacceptable impacts to road safety as a result of the 
proposal.  
 
Issue 6 and 7: The proposed development will increase the noise of the street. Craig Avenue 
is a quiet street and is not designed for a structure like this. The proposed development does 
not meet the present character of the community. Craig Avenue is a quiet street with 
numerous households comprised of young families with children and elderly couples in 
retirement. This density construction does not fit the current housing landscape in the street. 
 
Comment: The proposed multi-dwelling development is permitted in the R3 – Medium 
Density Residential Zone and is therefore consistent with the desired future character of the 
locality. While it is noted that the current character of Craig Avenue is predominantly low 
density, comprising of single and some double storey dwellings, the proposed development is 
a medium density development, it is consistent with the zoning of the site and the definition of 
multi dwellings as per the LLEP 2008.  
 
Accordingly, the impacts of the proposal are considered commensurate with the desired 
future character of the locality.  
 
It is worth noting that the proposed development has been reduced from seven (7) units to six 
(6) units, further reducing any potential impacts to the public domain and locality from what 
was originally notified. 
 
6.9 Section 4.15(1)(e) - The Public Interest  
 
The proposed development is considered to be in the public interest. 
 
7. DEVELOPMENT CONTRIBUTIONS 
 
A Section 7.11 Development Contributions is applicable to the proposed development in 
accordance with Liverpool Contributions Plan 2009 and will be imposed as a condition of 
consent of any approval for the proposed development.  The development attracts a total 
contribution of $19,019, which will be adjusted at the time of payment as per the contribution 
plan. 
 
8. CONCLUSION 
 
The application has been assessed having regard to the provisions of Section 4.15 of the 
EP&A Act 1979, and the Environmental Planning Instruments, including the applicable State 
Environmental Planning Policies, Liverpool LEP 2008, LDCP 2008, and the relevant codes 
and policies of Council. 
 
The proposed development is unlikely to result in any adverse impact upon neighbouring 
properties and the locality.  Based on the assessment of the application, it is recommended 
that the application be approved subject to the imposition of conditions. 
   
9. RECOMMENDATION 
 
That Development Application DA-745/2018 seeking approval for the demolition of existing 
dwelling and construction of a multi dwelling housing development including six (6) dwellings 
with strata subdivision, be approved subject to conditions of consent.  
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10. ATTACHMENTS  
 

1. PLANS OF THE PROPOSAL 
2. CONDITIONS OF APPROVAL 
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ATTACHMENT 1: PLANS OF THE PROPOSAL 
 

Ground Floor Plan  
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First Floor Plan  
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Northern Elevation  

Southern Elevation  

Eastern Elevation – Units 1, 2 & 3 
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Western Elevations – Units 1, 2 & 3  
 

Eastern Elevation – Units 4, 5 & 6  
 

Western Elevation – Units 4, 5 & 6 
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ATTACHMENT 2 – CONDITIONS OF APPROVAL  

 
Council has imposed the following conditions under the relevant planning instruments and 
policies. 
 
A. THE DEVELOPMENT 
 
1.  Approved Plans  

 
Development the subject of this determination notice must be carried out 
generally in accordance with the following plans/reports marked as follows, 
except where modified by the undermentioned conditions. 
 
a) Architectural Plans Prepared By: Absolute Design Group Pty Ltd, Job No: 

1802, Issue: E, Dated: May 2019:  
 

i. Ground Floor Site Plan with no Internals, Sheet: 01/19; 
ii. Demolition Plan, Sheet: 02/19; 
iii. Cut and Fill Plan, Sheet: 03/19; 
iv. Strata Plan, Sheet: 05/19; 
v. Construction Management Plan and Sediment Control Plan,    

Sheet: 06/19; 
vi. Ground Floor Plan, Sheet: 07/19; 
vii. First Floor Plans, Sheet: 08/19; 
viii. Floor Plans Units 1-3, Sheet: 09/19; 
ix. Floor Plans Units 4-6, Sheet: 10/19; 
x. Elevations, Sheet: 11/19; 
xi. Sections A-A and B-B, Sheet: 12/19; 
xii. Landscape Plan, Letter Box Detail and Retaining Detail, Sheet: 

14/19; 
xiii. Streetscape Elevation, Sheet: 15/19; 

 
b) Waste Management Plan Prepared By: Absolute Design Group Pty Ltd, 

Dated: 1/7/18 submitted with DA- 745/2018. 
 
2.  Amended Plans  

 
Prior to the issue of a CC the approved landscape plan, prepared by Absolute 
Design Group Pty Ltd, Issue E, dated May 2019, shall be amended to replace 
the trees indicated by “SS” Melaleuca Linearifolia (Common name: Snow in 
Summer) with any of the following trees: 
 
 Melaleuca bracteata; 
 Melaleuca decora; 
 Melia azedarch; 
 Brachychiton acerifolium; 
 Hymenosporum flavum; 
 Melaleuca quinquenervia; 
 Eucalyptus scoparia; 
 Angophora bakeri;or 
 Brachychiton populneus. 
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This shall be done to the satisfaction of the PCA 
 

3.  Works at no cost to Council  
 
All roadworks, drainage works and dedications, required to effect the 
consented development shall be undertaken at no cost to Liverpool City 
Council. 

 
B. PRIOR TO ISSUE OF A CONSTRUCTION CERTIFICATE 
 

The following conditions are to be complied with or addressed prior to the issue 
of a Construction Certificate by the Principal Certifying Authority. 
 

4.  Section 7.11 Payment (Liverpool Contributions Plan 2009) 
 
As a consequence of this development, Council has identified an increased 
demand for public amenities and public services. The following payment is 
imposed in accordance with Liverpool Contributions Plan 2009 as amended.  
 
The total contribution is $19,019 and will be adjusted at the time of payment in 
accordance with the contribution plan.  
 
A breakdown of the contributions payable is provided in the attached payment 
form.  
 
Estimated Land Acquisition Cost per square metre published by the Council at 
the time of granting the development consent.  
 
The Contributions Plan may be inspected online at www.liverpool.nsw.gov.au  
 
Payment must be accompanied by the attached form. 

 
5.  Comply with EP&A Act 

 
The requirements and provisions of the Environmental Planning & Assessment 
Act 1979 and Environmental Planning & Assessment Regulation 2000, must be 
fully complied with at all times.  
 
Failure to comply with these legislative requirements is an offence and may 
result in the commencement of legal proceedings, issuing of ‘on-the-spot’ 
penalty infringements or service of a notice and order by Council. 

 
6.  Fee Payments – Land Development  

 
Unless otherwise prescribed by this consent, all relevant fees or charges must 
be paid. Where Council does not collect these payments, copies of receipts 
must be provided. For the calculation of payments such as Long Service Levy, 
the payment must be based on the value specified with the Development 
Application/Construction Certificate.  
 
The following fees are applicable and payable:  
 

a) Damage Inspection Fee – relevant where the cost of building work is 
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$20,000 or more, or a swimming pool is to be excavated by machinery, 
b) Fee associated with Application for Permit to Carry Out Work Within a 

Road, Park and Drainage Reserve, and 
c) Long Service Levy payment is applicable on building work having a 

value of $25,000 or more, at the rate of 0.35% of the cost of the works.  
The required Long Service Levy payment, under the Building and 
Construction Industry Long Service Payments Act 1986, is to be 
forwarded to the Long Service Levy Corporation or the Council, prior to 
the issuing of a Construction Certificate, in accordance with Section 6.8 
of the Environmental Planning & Assessment Act 1979. 

 
These fees are reviewed annually and will be calculated accordingly. 

 
7.  Retaining Walls on Boundary  

 
All retaining walls shall be of masonry construction and must be wholly within 
the property boundary, including footings and agricultural drainage lines. 
Construction of retaining walls or associated drainage works along common 
boundaries shall not compromise the structural integrity of any existing 
structures. 
 
Where a retaining wall exceeds 600mm in height, the wall shall be designed by 
a practicing structural engineer and a construction certificate must be obtained 
prior to commencement of works on the retaining wall. 
 

8.  National Construction Code  
 
All aspects of construction shall comply with the applicable Performance 
Requirements of the National Construction Code. Compliance with the 
Performance Requirements can only be achieved by: 

(a) Complying with the Deemed to Satisfy Provisions; or  

(b) Formulating an Alternative Solution, which complies with the Performance 
Requirements or is shown to be at least equivalent to the Deemed to 
Satisfy Provision, or a combination of (a) and (b). 
 

 

9.  Notification 
 
The certifying authority must advise Council, in writing of:  
 

a) The name and contractor licence number of the licensee who has 
contracted to do or intends to do the work, or  

b) The name and permit of the owner-builder who intends to do the work.  
 
If these arrangements are changed, or if a contact is entered into for the work 
to be done by a different licensee, Council must be immediately informed. 

 
 
10.  S138 Roads Act – roadworks requiring approval of civil drawings  

 
Prior to the issue of a Construction Certificate for building or subdivision works 
the Certifying Authority shall ensure that a S138 Roads Act application, 
including the payment of application and inspection fees, has been lodged with 
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Liverpool City Council (being the Roads Authority under the Roads Act), for 
provision of vehicular crossing and stormwater connection to existing drainage 
system in Craig Avenue.  
 
Engineering plans are to be prepared in accordance with the development 
consent, Liverpool City Council’s Design Guidelines and Construction 
Specification for Civil Works, Austroad Guidelines and best engineering 
practice. 
 
Note: Where Liverpool City Council is the Certifying Authority for the 
development the Roads Act approval for the above works may be issued 
concurrently with the Construction Certificate. 
 

11.  On-Site Detention  
 
On-Site Detention shall be provided generally in accordance with the concept 
plan/s lodged for development approval, prepared by: Smart Structures 
Australia, reference number: 180163, revision: B, dated: 12-07-2018.  
 
The proposed development and stormwater drainage system shall be designed 
to ensure that stormwater runoff from upstream properties is conveyed through 
the site without adverse impact on the development or adjoining properties. 
 
Engineering plans and supporting calculations for the on-site detention system 
are to be prepared by a suitably qualified person and shall accompany the 
application for a Construction Certificate. 
 
Prior to the issue of a Construction Certificate the Certifying Authority shall 
ensure that the on-site detention system has been designed in accordance with 
Liverpool City Council’s Design Guidelines and Liverpool City Council’s On-Site 
Stormwater Detention policy and Technical Specification. 

 
12.  Water Quality  

 
Prior to the issue of a Construction Certificate, the Certifying Authority shall 
ensure that details of a stormwater pre-treatment system have been provided 
on the stormwater plans and that the design meets pollutant retention criteria in 
accordance Council’s Development Control Plan. 
 
The Construction Certificate must be supported by: 
 

a) Specification & installation details of the stormwater pre-treatment 
system 

b) The approval of an operation and maintenance manual/  schedule for 
the stormwater pre-treatment system 

 
A copy of the approved operation and maintenance manual/ schedule shall be 
submitted to Liverpool City Council with notification of the Construction 
Certificate issue. 
 

13.  Dilapidation Report  
 
A dilapidation report of all infrastructure fronting the development in Craig 
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Avenue is to be submitted to Liverpool City Council. The report is to include, 
but not limited to, the road pavement, kerb and gutter, footpath, services and 
street trees and is to extend 20m either side of the development. 
 

14.  Cladding   
 
Prior to issue of a construction certificate the certifier must be satisfied that all 
proposed attachments, cladding material and systems forming part of external 
walls comply with the NCC BCA and relevant Australian Standards.  The 
certifier must be able to demonstrate compliance with evidence of suitability as 
per clause A2.2 of the BCA for all products/systems proposed. 

  
15.  Driveway/Services – Location  

 
Driveways entry points must be located clear of all utility services. It is 
recommended that discussion be held with the relevant authorities before 
construction works commence. Council does not accept any responsibility 
towards these services. 
 

16.  Driveway/Services – Design  
 
Driveways are to conform to Council standard requirements for vehicle 
crossings as detailed in Council’s Design and Construction Specifications for 
Subdivisions (as amended) and as per the requirements in Council’s DCP. 
 

17.  Driveway/Services – Service Network  
 
The applicant is to arrange with the appropriate service provider for any above 
ground service riser or access point to be constructed clear of any proposed or 
existing pedestrian footways, and if possible, located in recessed unobtrusive 
locations. Should any service provider require and/or insist the 
applicant/developer build a service riser that would create an obstruction and 
pose a potential safety hazard, then the applicant/developer should refer the 
request to Council for negotiation directly with the Service Network Authority. 
 

18.  Garbage Services  
 
The developer/owner of the site is to contact Liverpool Council’s Waste 
Management Section to determine the required number of waste and recycle 
bins for the residential component of the development as well as servicing 
requirements. These waste and recycle bins are to be kept at all times within 
the residential waste storage rooms except before and after collection days. 
Waste and Recycle bins are to be returned to the storage rooms within 24 
hours of collection. 

  
 

19.  BASIX  
 
Prior to the release of any Construction Certificate, the applicant is to provide 
an updated BASIX Certificate to the satisfaction of the PCA. 
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20.  Access Car Parking and Manoeuvring – General  
 
Prior to the issue of a Construction Certificate the Certifying Authority shall 
ensure that vehicular access, circulation, manoeuvring, pedestrian and parking 
areas associated with the subject development are in accordance with AS 
2890.1, AS2890.2, AS2890.6 and Liverpool City Council’s Development 
Control Plan. 
 

21.  Provision of Services – Sydney Water  
 
An application to obtain a Section 73 Compliance Certificate under the Sydney 
Water Act 1994, must be lodged with Sydney Water. To facilitate this, an 
application must be made through an authorised Water Servicing Coordinator. 
Please refer to the “building and developing” section of Sydney Water’s web 
site at www.sydneywater.com.au, or telephone 13 20 92.  
 
Following receipt of the application, a ‘Notice of Requirements’ will detail water 
and sewer extensions to be built and charges to be paid. Please make early 
contact with the Coordinator, since building of water/sewer extensions can be 
time consuming and may impact on other services and building, driveway or 
landscape design. A copy of the ‘Notice of Requirements’ must be submitted to 
the PCA.   
 

22.  Provision of Services – Endeavour Energy  
 
Written clearance from Endeavour Energy, stating that electrical services have 
been made available to the development or that arrangements have been 
entered into for the provision of services to the development must be submitted 
to the PCA. 
 

23.  Provision of Services – Telecommunications  
 
Prior to the issue of a Construction Certificate, the Principal Certifying Authority 
shall be satisfied that telecommunications infrastructure may be installed to 
service the premises which complies with the following requirements of the 
Telecommunications Act 1997:  
 

a) For a fibre ready facility, the NBN Co’s standard specifications current 
at the time of installation, and  

b) For a line that is to connect a lot to telecommunications infrastructure 
external to the premises, the line shall be located underground. 

 
Unless otherwise stipulated by telecommunications legislation at the time of 
construction, the development must be provided with all necessary pits and 
pipes, and conduits to accommodate the future connection of optic fibre 
technology telecommunications. 
 

24.  Access 
 
Access must be provided to the building for people with a disability in 
accordance with the relevant requirements of the Building Code of Australia, 
Disability (Access to Premises – Buildings) Standard 2010 and Australian 
Standard – AS1428.1 (2009), Design for Access and Mobility – General 
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requirements for new building work, to the satisfaction of the Certifying 
Authority. 
 

C. PRIOR TO WORKS COMMENCING 
 

The following conditions are to be complied with or addressed prior to works 
commencing on the subject site/s: 

 
25.  Construction Certificates  

 
Any CC that may be issued in association with this development consent must 
ensure that any certified plans and designs are generally consistent (in terms 
of site layout, site levels, building location, size, external configuration and 
appearance) with the approved Development Application plans. 
 

26.  Construction Certificates  
 
Prior to the commencement of any building works, the following requirements 
must be complied with: 
 

a) Construction Certificate must be obtained from the Council or an 
Accredited Certifier, in accordance with the provisions of the 
Environmental Planning & Assessment Act 1979,  

b) Where a Construction Certificate is obtained from an Accredited 
Certifier, the applicant shall advise Council of the name, address and 
contact number of the Accredited Certifier, in accordance with Section 
4.19, 6.6, 6.7, 6.12, 6.13, 6.14 of the Act, 

c) A copy of the Construction Certificate, the approved development 
consent plans and consent conditions must be kept on the site at all 
times and be made available to the Council officers and all building 
contractors for assessment, 

d) A Principal Certifying Authority (PCA) must be appointed to carry out 
the necessary building inspections and to issue an occupation 
certificate, and 

 
The PCA must advise Council of the intended date to commence work which is 
the subject of this consent by completing a notice of commencement of 
building works or subdivision works form, available from Council’s Customer 
Service Centre.  A minimum period of two (2) working days’ notice must be 
given. 
 

27.  Notification  
 
Written notice of intention shall be given to the owner of the adjoining 
allotments of land, outlining the particulars of the proposed work, which 
involves:  

a) Any excavation, below the base of the footings of a building on 
an adjoining allotment of land, and 

b) The notice shall be given seven (7) days prior to the 
commencement of work. 
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28.  Demolition Works  
 
Demolition works shall be carried out in accordance with the following: 
 

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

b) Prior to commencement of any works on the land, the demolition 
Contractor(s) licence details must be provided to Council, and 

c) The handling or removal of any asbestos product from the building/site 
must be carried out by a NSW Work Cover licensed contractor 
irrespective of the size or nature of the works. Under no circumstances 
shall any asbestos on site be handled or removed by a non-licensed 
person. The licensed contractor shall carry out all works in accordance 
with NSW Work Cover requirements. 
 

29.  Excavation  
 
In the event the development involves an excavation that extends below the 
level of the base of the footings of a building on adjoining land, the following is 
to be undertaken at full cost to the developer:  
 

 Protect and support the adjoining premises from possible damage from 
the excavation, and  

 
 Where necessary, underpin the adjoining premises to prevent any such 

damage. 
 

30.  Construction Requirements  
 
Retaining walls or other approved methods necessary to prevent the 
movement of excavated or filled ground, together with associated subsoil 
drainage and surface stormwater drainage measures, shall be designed strictly 
in accordance with the manufacturers details or by a practising structural 
engineer. Retaining walls on any boundary are to be of masonry construction. 
 

31.  “DIAL BEFORE YOU DIG” 
 
Underground assets may exist in the area that is subject to your application. In 
the interest of health and safety and in order to protect damage to third party 
assets please contact Dial before you dig at www.1100.com.au or telephone 
1100 before excavating or erecting structures (This is the law in NSW). If 
alterations are required to the configuration, size, form or design of the 
development upon contact the Dial before You Dig service, an amendment to 
the development consent (or a new development application) may be 
necessary. Individuals owe asset owners a duty of care that must be observed 
when working in the vicinity of plant or assets. It is the individual’s responsibility 
to anticipate and request the nominal location of plant or assets on the relevant 
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property via contacting the Dial before you dig service in advance of any 
construction or planning activities.  

 
32.  Site Facilities  

 
Adequate refuse disposal methods and builder’s storage facilities shall be 
installed on the site. Builders’ wastes, materials or sheds are not to be placed 
on any property other than that which this approval relates to. 
 

33.  Residential Building Work  
 
Building work that involves residential building work (within the meaning of the 
Home Building Act 1989) must not be commenced unless the principal certifier 
for the development to which the work relates (not being the council) has given 
the council written notice of the name and licence number of the principal 
contractor; and the name of the insurer by which the work is insured under Part 
6 of that Act. 
 

34.  Sydney Water 
 
Development plans must be processed and approved by Sydney Water. 
 

35.  Waste Classification and Disposal of Contaminated Soil and Material  
 
All soils and material(s), liquid and solid, to be removed from the site must be 
analysed and classified by an appropriately qualified and certified consultant, in 
accordance with the Protection of the Environment (Waste) Regulation 2014 
and related guidelines, in particular the NSW EPA Waste Classification 
Guidelines, prior to off-site disposal.  
 
All Waste material(s) must be disposed of at an appropriately licensed waste 
facility for the specific waste. Receipts for the disposal of the waste must be 
submitted to the Principal Certifying Authority with 30 days of the waste being 
disposed. 
 
All waste must be transported by a contractor licenced to transport the specific 
waste, and in vehicles capable of carting the waste without spillage, and 
meeting relevant requirements and standards. All loads must be covered prior 
to vehicles leaving the site. 
 

36.  Sediment and Erosion Control  
 
Prior to commencement of works sediment and erosion control measures shall 
be installed in accordance with the approved Construction Certificate and to 
ensure compliance with the Protection of the Environment Operations Act 1997 
and Landcom’s publication “Managing Urban Stormwater – Soils and 
Construction (2004)” – also known as “The Blue Book”. 
 
The erosion and sediment control measures shall remain in place and be 
maintained until all disturbed areas have been rehabilitated and stabilised. 
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37.  Traffic Control Plan  
 
Prior to commencement of works, a Traffic Control Plan including details for 
pedestrian management, shall be prepared in accordance with AS1742.3 
“Traffic Control Devices for Works on Roads” and the Roads and Traffic 
Authority’s publication “Traffic Control at Worksites” and certified by an 
appropriately accredited Roads and Traffic Authority Traffic Controller. 
 
Traffic control measures shall be implemented during the construction phase of 
the development in accordance with the certified plan.  A copy of the plan shall 
be available on site at all times. 
 
Note: A copy of the Traffic Control Plan shall accompany the Notice of 
Commencement to Liverpool City Council. 

 
D. DURING CONSTRUCTION 
 

The following conditions are to be complied with or addressed during 
construction: 

 
38.  Building Work  

 
The building works must be inspected by the Principal Certifying Authority, in 
accordance with Sections 6.5 (3) of the Environmental Planning & Assessment 
Act 1979 and Clause 162A of the Environmental Planning & Assessment 
Regulation 2000, to monitor compliance with the relevant standards of 
construction, Council’s development consent and the construction certificate.  
 

39.  Building Work  
 
The Principal Certifying Authority (PCA) must specify the relevant stages of 
construction to be inspected and a satisfactory inspection must be carried out, 
to the satisfaction of the PCA, prior to proceeding to the subsequent stages of 
construction or finalisation of the works.   
 

40.  Excavation 
 
In the event the development involves an excavation that extends below the 
level of the base of the footings of a building, structure or work (including any 
structure or work within a road or rail corridor) on adjoining land, the person 
having the benefit of the development consent must, at the person’s own 
expense: 

1. protect and support the adjoining premises from possible 
damage from the excavation, 

2. where necessary, underpin the adjoining premises to prevent 
any such damage, and 

3. a and b above 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. 
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Retaining walls or other approved methods necessary to prevent the 
movement of excavated or filled ground, together with associated subsoil 
drainage and surface stormwater drainage measures, shall be designed strictly 
in accordance with the manufacturers details or by a practising structural 
engineer. 
 

41.  Refuse Disposal 
 
Adequate refuse disposal methods and builders storage facilities shall be 
installed on the site. Builders’ wastes, materials or sheds are not to be placed 
on any property other than that which this approval relates to. 
 

42.  Notification of Damage  
 
The applicant/builder shall be responsible to report to the Council any damage 
to Council’s footpath and road carriageway as a consequence of demolition or 
excavation or building activities or delivery/ departure of materials associated 
with this site. The damage shall be reported to Council as soon as the damage 
becomes apparent to the builder/ site manager. Arrangements to the 
satisfaction of Council are to be made for making safe by temporary repairs to 
the public way until permanent restoration and repair can be organised with 
Council. 
 

43.  Disabled Access  
 
Access, parking and facilities for persons with disabilities to be provided in 
accordance with the provisions of the National Construction Code. 
 

44.  Aboriginal Relics/Artefacts  
 
If any Aboriginal relics/artefacts are uncovered during the course of any 
construction works including demolition, work is to cease immediately. 
Government agencies shall be contacted and no further work shall be 
undertaken until relevant assessments/approvals/ salvage excavation has 
been undertaken and permission is given by the relevant authorities to re 
commence works.   
 

45.  Vegetation – Existing Vegetation  
 
All existing trees and areas of native vegetation not identified for removal on 
approved plans of the proposed development shall be protected from damage 
during site works. This protection shall consist of 1800mm high protective 
fencing, securely installed beneath the outer canopy of any tree to be retained. 
Trees may be fenced off in clusters where it is not practical to fence off 
individual trees. There shall be no storing materials, washing machinery or 
changes to existing soil levels within the fenced areas. 
 

46.  Unidentified Contamination  
 
Any new information which comes to light during remediation, demolition or 
construction works which has the potential to alter previous conclusions about 
site contamination and remediation must be immediately notified to Council 
and the Principal Certifying Authority in writing.  
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A Section 4.55 Application under the EP&A Act shall be made for any 
proposed works outside the scope of the approved development consent. 
 

47.  Waste Management Plan  
 
The Waste Management Plan submitted to and approved by Council must be 
adhered to at all times throughout all stages of the development. Supporting 
documentation (receipts/dockets) of waste/recycling/disposal methods carried 
out, is to be kept and must be produced upon the request of Council or any 
other authorised officer.  
 
Note: Any non-compliance with this requirement will result in penalties being 
issued. 
 

48.  Air Quality – Dust Screens  
 
Dust screens shall be erected and maintained in good repair around the 
perimeter of the subject land during land clearing, demolition, and construction 
works. 
 

49.  Air Quality – Vehicle Movement  
 
All vehicles involved in the delivery, demolition or construction process 
departing from the property shall have their loads fully covered before entering 
the public roadway. 
 

50.  Termite Protection  
 
To protect the buildings from subterranean termite, termite barriers must be 
installed in accordance with AS 3660.1 to the underside and penetrations of 
the concrete slab floor. In addition a durable notice must be permanently fixed 
inside the metre box indicating:  

1. the method of protection, 
2. the date of installation of the system, 
3. where a chemical barrier is used, its life expectancy as listed on 

the National Registration Authority label, and 
4. the need to maintain and inspect the system on a regular basis. 

Certification from a licensed pest controller shall be submitted to the PCA 
certifying that the termite protection system installed complies with AS3660.1. 

51.  Erosion Control – Measures  
 
Erosion and sediment control measures shall remain in place and be 
maintained until all disturbed areas have been rehabilitated and stabilised. 
 

52.  Car Parking Areas 
 
Car parking spaces and driveways must be constructed of a minimum of two 
coat finish seal or better. The spaces must be clear of obstructions and 
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columns, permanently line marked and provided with adequate manoeuvring 
facilities. The design of these spaces must comply with Council’s DCP 2008, 
and Australian Standard 2890.1 Parking Facilities – Off Street Car Parking. 
 
All car parking areas to be appropriately line marked and sign posted in 
accordance with the approved plans.  All customer/visitor/staff parking areas 
are to be clearly signposted limiting car parking for customers/visitors/staff 
only. The applicant is to cover the costs of installation and maintenance of the 
signage. 
 
The on-site parking spaces shown in the approved plans must be identified in 
accordance with A.S.2890.1 Parking Facilities – Off-Street Car Parking. 
 
Directional signage indicating the location of customer parking, “in” and “out” 
crossings and directional arrows are to be provided in accordance with the 
approved plans. 
 

53.  Drainage Connection 
 
Prior to the connection of private drainage to Council’s drainage system, an 
inspection is to be carried out by Liverpool City Council’s Development 
Engineering Unit. A fee will be charged in accordance with Council’s adopted 
Fees and Charges, and is to be paid prior to the inspection. 
 

54.  Toilet Facilities  
 
Toilet facilities must be available or provided at the work site and must be 
maintained until the works are completed at a ratio of one toilet plus one 
additional toilet for every 20 persons employed at the site. Each toilet must:  
 

a) be a standard flushing toilet connected to a public sewer, or  
b) have an on-site effluent disposal system approved under the Local 

Government Act 1993, or  
c) be a temporary chemical closet approved under the Local Government 

Act 1993. 
 

55.  Site Notice Board 
 
A sign must be erected in a prominent position on the premises on which work 
is to be carried out. The sign is to be maintained during work, and removed at 
the completion of work. The sign must state: 
 

a) the name, address and telephone number of the principal certifying 
authority for the work, 

b) the name of the principal contractor (if any) for any building work and a 
telephone number on which that person may be contacted outside 
working hours, and 

c) Unauthorised entry to the premises is prohibited. 
 
56.  Building Work  

 
The building and external walls are not to proceed past ground floor/reinforcing 
steel level until such time as the PCA has been supplied with an identification 
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survey report prepared by a registered surveyor certifying that the floor levels 
and external wall locations to be constructed, comply with the approved plans, 
finished floor levels and setbacks to boundary/boundaries. The slab shall not 
be poured, nor do works continue, until the PCA has advised the 
builder/developer that the floor level and external wall setback details shown on 
the submitted survey are satisfactory. 
 

a) In the event that Council is not the PCA, a copy of the survey shall be 
provided to Council within three (3) working days. 
 

57.  Demolition Inspections 
 
The following inspections are required to be undertaken by Council in relation 
to approved demolition works: 
 

a) Immediately prior to the commencement of the demolition or handling of 
any building or structure that contains asbestos. The applicant shall 
also notify the occupants of the adjoining premises and WorkCover 
NSW prior to the commencement of any works, 

 
Please note that demolition works are not permitted to commence on 
site until such time as a satisfactory inspection result is obtained from 
Council, and 

 
b) Immediately following completion of the demolition. Please note that 

proof of appropriate disposal of demolition materials (including 
asbestos) may be required at this time in accordance with the approved 
Waste Management Plan. 

 
To book an inspection with Council, please call 1300 362 170. 
 

58.  Removal of Dangerous and/or Hazardous Waste 
 
All dangerous and/or hazardous material shall be removed by a suitably 
qualified and experienced contractor, licensed by SafeWork NSW. The removal 
of such material shall be carried out in accordance with the requirements of 
SafeWork NSW. The material shall be transported and disposed of in 
accordance with NSW Environment Protection Authority requirements. 
 

59.  Identification Survey Report  
 
The building and external walls are not to proceed past ground floor/reinforcing 
steel level until such time as the PCA has been supplied with an identification 
survey report prepared by a registered surveyor certifying that the floor levels 
and external wall locations to be constructed, comply with the approved plans, 
finished floor levels and setbacks to boundary/boundaries. The slab shall not 
be poured, nor do works continue, until the PCA has advised the 
builder/developer that the floor level and external wall setback details shown on 
the submitted survey are satisfactory. 
 
In the event that Council is not the PCA, a copy of the survey shall be provided 
to Council within three (3) working days. 
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60.  Security Fence 
 
A temporary security fence to WorkCover Authority requirements is to be 
provided to the property during the course of construction.  
 
Note. Fencing is not to be located on Council’s reserve area. 
 

61.  Hours of Construction, Work and Deliveries  
 
Construction work/civil work/demolition work, including the delivery of 
materials, is only permitted on the site between the hours of 7:00am to 6:00pm 
Monday to Friday and 8:00am to 1:00pm Saturday. No work will be permitted 
on Sundays or Public Holidays, unless otherwise approved by Council. 
 

62.  Car Parking Areas  
 
Car parking spaces and driveways must be constructed of a minimum of two 
coat finish seal or better. The spaces must be clear of obstructions and 
columns, permanently line marked and provided with adequate manoeuvring 
facilities. The design of these spaces must comply with Council’s DCP 2008, 
and Australian Standard 2890.1 Parking Facilities – Off Street Car Parking. 
 
All car parking areas to be appropriately line marked and sign posted in 
accordance with the approved plans. All customer/visitor/staff parking areas 
are to be clearly signposted limiting car parking for customers/visitors/staff 
only. The applicant is to cover the costs of installation and maintenance of the 
signage.  
 
The on-site parking spaces shown in the approved plans must be identified in 
accordance with A.S.2890.1 Parking Facilities – Off-Street Car Parking. 
 

63.  Traffic Management 
 
Construction activities affecting adjoining road reserves require submission of a 
road occupancy application to Council along with traffic control plan/s and 
public liability insurance.  The traffic control plan/s must be prepared by a 
qualified professional and to be in accordance with the RMS Traffic Control at 
Worksites Manual, the Austroads Guide to Traffic Management, the RMS 
Supplements for Austroads Guide to Traffic Management and Australian 
Standard 1742. 
 
If a Works Zone is required, an application is to be made to Council’s Traffic & 
Transport Section for approval. The application form can be found 
at  http://www.liverpool.nsw.gov.au/council/Fees-Forms-Policies-and-
Enforcement/forms 
 

64.  General Site Works – Surface Contours  
 
Alterations to the natural surface contours must not impede or divert natural 
surface water runoff, so as to cause a nuisance to adjoining property owners. 
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65.  General Site Works – Roofwater 
 
All roofwater is to be connected to the existing stormwater system. 
 

66.  General Site Works – Stormwater Connection  
 
Stormwater pipeline connections to the street kerb shall be constructed in the 
following manner: 
 

a) the kerb shall be saw cut on both sides of the proposed pipe outlet, 
b) an approved rectangular kerb adaptor shall be installed with the base 

matching the invert level of the gutter, and 
c) The kerb shall be reinstated to its original profile using a cement mortar 

containing an epoxy additive for adherence to the existing kerb. 
 
67.  General Site Works – Existing Hydrology  

 
Existing hydrological regimes shall be maintained so as not to negatively 
impact vegetation to be retained on site and downslope/downstream of the site. 
 

68.  General Site Works – Runoff 
 
Any runoff entering the areas of vegetation to be retained shall be of an 
equivalent or better quality, and of a similar rate of flow to present levels. 
 

69.  General Site Works – Sediment  
 
The development, including construction, shall not result in any increase in 
sediment deposition into any water body, wetland, bushland or environmentally 
significant land. 

  
70.  Contamination 

 
The development, including all civil works and demolition, must comply with the 
requirements of the Contaminated Land Management Act, 1997, State 
Environmental Planning Policy No. 55 – Remediation of Land, and Managing 
Land Contamination – Planning Guidelines (Planning NSW/EPA 1998). 
 

71.  Imported Fill Material  
 
Filling material must be limited to the following: 
 

a) Virgin excavated natural material (VENM) 
b) Excavated natural material (ENM) certified as such in accordance with 

Protection of the Environment (Waste) Regulation 2014; and/or 
c) Material subject to a Waste Exemption under Clause 91 and 92 

Protection of the Environment Operations (Waste) Regulation 2014 and 
recognised by the NSW Environment Protection Authority as being “fit 
for purpose” with respect to the development subject of this application. 

 
Certificates proving that the material imported is ENM or VENM must be 
provided to the Principal Certifying Authority prior to filling. Certificates are to 
be provided to Council officers if and when requested.  
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Fill imported on to the site must be compatible with the existing soil 
characteristic for site drainage purposes. 
 

72.  Record Keeping of Imported Fill  
 
Records of the following must be submitted to the principal certifying authority 
monthly and at the completion of earth works: 
 

a) the course (including the address and owner of the source site), nature 
and quantity of all incoming loads including the date, the name of the 
carrier, and the vehicle registration, 

b) the results of a preliminary contamination assessment carried out on 
any fill material used in the development, and 

c) the results of any chemical testing of fill material. 
 

E. PRIOR TO ISSUE OF OCCUPATION CERTIFICATE 
 

The following conditions are to be complied with or addressed prior to issue of 
either an Interim or Final Occupation Certificate by the Principal Certifier (PC): 
 

73.  Occupation Certificate  
 
The premises must not be utilised until an Occupation Certificate is issued by 
the principal certifier. 
 

74.  Liverpool City Council Clearance – Roads Act/Local Government Act 
 
Prior to the issue of an Occupation Certificate, the Principal Certifying Authority 
shall ensure that all works associated with S138 Roads Act approval or S68 
Local Government Act approval have been inspected and signed off by 
Liverpool City Council. 
 

75.  Works as Executed – General  
 
Prior to the issue of an Occupation Certificate, works-as-executed drawings 
and compliance documentation shall be submitted to the Principal Certifying 
Authority in accordance with Liverpool City Council’s Design Guidelines and 
Construction Specification for Civil Works. 
 
An original set of works-as-executed drawings and copies of compliance 
documentation shall also be submitted to Liverpool City Council with 
notification of the issue of the Occupation Certificate where Council is not the 
Principal Certifying Authority. 
 

76.  Stormwater Compliance 
 
Prior to the issue of an Occupation Certificate, the Principal Certifying Authority 
shall ensure that the: 
 

a) On-site detention system/s, 
b) Stormwater pre-treatment system/s, 
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Details of the approved and constructed system/s shall be provided as part of 
the Works-As-Executed drawings. 
 

77.  Rectification of Damage   
 
Prior to the issue of an Occupation Certificate, any damage to Council 
infrastructure not identified in the dilapidation report, as a result of the 
development shall be rectified at no cost to Liverpool City Council.  
 
Any rectification works within Craig Avenue will require a Roads Act 
application.  The application is to be submitted and approved by Liverpool City 
Council prior to such works commencing. 
 

78.  Restriction as to User and Positive Covenant  
 
Prior to the issue of an Occupation Certificate a restriction as to user and 
positive covenant relating to the following shall be registered on the title of the 
property:  
 

a) On-site detention system/s, 
b) Stormwater pre-treatment system/s, 

 
The restriction as to user and positive covenant shall be in Liverpool City 
Council’s standard wording as detailed in Liverpool City Council’s Design and 
Construction Guidelines and Construction Specification for Civil Works. 
 

79.  Footpaths  
 
Construction of 1.5m wide by 100mm thick (with one layer of SL72 reinforcing 
mesh) concrete path paving on one side of all residential access roads and 
both sides of all collector and distributor roads. Path paving will not be required 
in minor cul-de-sac with less than fifteen lots. 
 

80.  Display of Street Numbers 
 
Street numbers must be prominently displayed at the front of the development 
in a contrasting colour to the building materials and at the front of each 
individual unit to comply with the Local Government Act 1973, Section 124(8). 
The number should be a minimum height of 120mm and be visible at night 
  

81.  Certificates 
 
A single and complete Fire Safety Certificate, certifying the installation and 
operation of all of the fire safety measures within the building must be 
submitted to Council with the Occupation Certificate. 
 

82.  Certificates 
 
The Principal Certifying Authority shall ensure that all compliance certificates 
required by this development consent are referenced to the condition consent 
number. The Compliance Certificate is to state that the works as constructed 
comply fully with the required condition of consent being acted on by the 
certifier. 
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83.  Landscape 
 
Upon completion of the approved landscape works associated with the 
development and prior to the issue of any OC, an Implementation Report is to 
be submitted to the PCA attesting to the satisfactory completion of the 
landscape works in accordance with the approved landscape plan. The report 
is to be prepared by a suitably qualified person. 
 

84. Liverpool City Council Clearance – Roads Act/Local Government Act  
 
Prior to the issue of an Occupation Certificate, the Principal Certifying Authority 
shall ensure that all works associated with S138 Roads Act approval or S68 
Local Government Act approval have been inspected and signed off by 
Liverpool City Council. 
 

85. Works as Executed - General 
 
Prior to the issue of an Occupation Certificate, works-as-executed drawings 
and compliance documentation shall be submitted to the Principal Certifying 
Authority in accordance with Liverpool City Council’s Design Guidelines and 
Construction Specification for Civil Works. 
 
An original set of works-as-executed drawings and copies of compliance 
documentation shall also be submitted to Liverpool City Council with 
notification of the issue of the Occupation Certificate where Council is not the 
Principal Certifying Authority. 

  
86. Section 73 Sydney Water Certificate  

 
A Section 73 Compliance Certificate under the Sydney Water Act 1994 must 
be obtained for submission to the PCA prior to issue of Occupation certificate. 
 

87. BASIX 
 
Supporting documentation issued by a suitable qualified person who has 
installed or carried out the works associated with the BASIX commitments shall 
be submitted to Council. 

  
88.  Road Works  

 
All redundant vehicular crossings shall be removed and replaced with Council’s 
standard kerb and gutter at no cost to Council. The removal and replacement 
of a driveway with standard integral kerb and gutter shall be the subject of a 
driveway application to Council and works supervised by that driveway 
inspection process. 

 
89.  Cladding 

 
Prior to issuing an occupation certificate the principal certifier must be satisfied 
that suitable evidence has been provided to demonstrate that the external wall 
cladding material and system is consistent with the consent documentation, 
NCC and relevant Australian Standards. 
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F. PRIOR TO ISSUE OF SUBDIVISION CERTIFICATE 
 

The following conditions are to be complied with or addressed prior to issue of a 
Subdivision Certificate by Council: 
 

90.  Completion of Subdivision Works  
 
Prior to the issue of a Subdivision Certificate, the Principal Certifying Authority 
shall ensure that all subdivision works required by this consent have been 
satisfactorily completed or that suitable arrangements have been made with 
Liverpool City Council for any outstanding works. 
 

91.  Linen Plans and 88B Instruments  
 
In order to enable a Subdivision Certificate to be issued for submission to the 
LPI Service, the applicant is required to lodge a separate application along with 
one (1) original and ten (10) copies of the proposed plan of subdivision and 
one (1) original and two (2) copies of the proposed 88b instrument (where 
proposed). 
 

92.  Linen Plans and 88B Instruments  
 
The applicant shall pay the standard fee for purpose of subdivision certificate 
administration of plan checking and release. 
 

93.  Linen Plans and 88B Instruments  
 
The final plan of subdivision must be supported by an 88B instrument to the 
approval of Council. The 88B instrument shall properly reflect the requirements 
of the conditions of development consent, the plans forming part of the 
consent, and Council's standards, codes and policy’s. Part 2 of the 88B 
instrument shall contain a provision that any easements, right of ways or 
covenants shall not be extinguished or altered without the written consent of 
Council. 
 

94.  Service Providers  
 
The following documentation is to be provided prior to the release of the 
subdivision certificate: 
 

a) Written evidence of suitable arrangements with Sydney Water (Section 
73 Compliance Certificate) for the supply of water and sewerage 
services to the development is to be submitted to the PCA prior to the 
issue of a Subdivision Certificate.  

 
Council will not issue a Subdivision Certificate unless the method of 
sewerage disposal is by gravity reticulation mains to either Sydney 
Water branch and trunk sewers or Sydney Water point of treatment. 
Council will not accept any temporary facilities to service the site, 
including pump-out wet-wells. 
 

b) Notification of arrangement for the development from Endeavour 
Energy shall be submitted to Council. 
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c) Written certification from the relevant service providers that the 
telecommunications infrastructure is installed in accordance with: 

 
i. The requirements of the Telecommunications Act 1997; 
ii. For a fibre ready facility, the NBN Co’s standard specifications 

current at the time of installation; and 
iii. For a line that is to connect a lot to telecommunications 

infrastructure external to the premises, the line shall be located 
underground. 

 
Unless otherwise stipulated by telecommunications legislation at the time of 
construction, the development must be provided with all necessary pits and 
pipes, and conduits to accommodate the future connections of optic fibre 
technology telecommunications. 
 

95.  Kerb and Gutter Restoration   
 
The redundant laybacks are to be removed and the kerb and gutter restored to 
Council’s standard.   
 

G. CONDITIONS RELATING TO USE 
 

The following conditions relate to the ongoing use of the premises: 
 

96.  Car Parking  
 
A total of fourteen (14) car parking spaces, inclusive of two (2) visitor spaces 
must be provided at the site at all times. 
 

97.  Car Parking  
 
All parking areas shown on the approved plans must be used solely for this 
purpose. 

98.  Landscaping  
 
Landscaping shall be maintained in accordance with the approved plan, in a 
healthy state and in perpetuity by the existing or future owners and occupiers 
of the development. 
 
If any of the vegetation comprising the landscaping dies or is removed, it is to 
be replaced with vegetation of the same species, and similar maturity as the 
vegetation which has died or was removed.  
 
An annual report shall be submitted to Council, for the 3 years following issue 
of the OC, certifying that the landscaping works have been satisfactorily 
maintained. 
 

99.  Graffiti  
 
Any graffiti carried out on the property shall be removed, within 48 hours, at full 
cost to the owner/occupier of the site.  
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H. ADVISORY 
 

a) Section 8.2, 8.3, 8.4 & 8.5 allows Council to reconsider your proposal. Should you 
wish to have the matter reconsidered you should make an application under that 
section with the appropriate fee. 

 
b) Under Section 8.7 & 8.10 of the Act applicants who are dissatisfied with the 

outcome of a consent authority have a right of appeal to the Land and 
Environment Court. This right must be exercised within six (6) months from the 
date of this notice. The Court's Office is situated at Level 1, 225 Macquarie Street, 
Sydney (Telephone 9228 8388), and the appropriate form of appeal is available 
from the Clerk of your Local Court. 

 
c) In accordance with Section 4.53 of the Environmental Planning and Assessment 

Act 1979, unless otherwise stated by a condition of this consent, this consent will 
lapse unless the development is commenced within five years of the date of this 
notice. 

 
d) To confirm the date upon which this consent becomes effective, refer to Section 

4.20 of the Environmental Planning and Assessment Act, 1979. Generally the 
consent becomes effective from the determination date shown on the front of this 
notice. However if unsure applicants should rely on their own enquiries. 

 
e) To confirm the likelihood of consent lapsing, refer to Section 4.53 of the Act. 

Generally consent lapses if the development is not commenced within five years 
of the date of approval. However if a lesser period is stated in the conditions of 
consent, the lesser period applies. If unsure applicants should rely on their own 
enquiries. 

 
f) In accordance with Section 8.8 and 8.10 of the Environmental Planning and 

Assessment Act 1979, an objector who is dissatisfied with the determination of a 
consent authority to grant consent to a development application for designated 
development (including designated development that is integrated development), 
may, within 28 days after the date on which the application is taken to have been 
determined, appeal to the Land and Environment Court.   

 
g) The approval of this application does not imply or infer compliance with the 

Disability Discrimination Act and that the developer should investigate their liability 
under the Act. 

 
h) The requirements of all authorities including the Environmental Protection 

Authority and the Work Cover Authority shall be met in regards to the operation of 
the building. 

 
i) “DIAL BEFORE YOU DIG” 
 

Underground assets may exist in the area that is subject to your application. In 
the interest of health and safety and in order to protect damage to third party 
assets please contact Dial before you dig at www.1100.com.au or telephone 1100 
before excavating or erecting structures (This is the law in NSW). If alterations are 
required to the configuration, size, form or design of the development upon 
contact the Dial before You Dig service, an amendment to the development 
consent (or a new development application) may be necessary. Individuals owe 
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asset owners a duty of care that must be observed when working in the vicinity of 
plant or assets. It is the individual’s responsibility to anticipate and request the 
nominal location of plant or assets on the relevant property via contacting the Dial 
before you dig service in advance of any construction or planning activities.  

 
j) TELECOMMUNICATIONS ACT 1997 (COMMONWEALTH) 
 

Telstra (and its authorised contractors) are the only companies that are permitted 
to conduct works on Telstra’s network and assets. Any person interfering with a 
facility or installation owned by Telstra is committing an offence under the 
Criminal Code Act 1995 (Cth) and is liable for prosecution. Furthermore, damage 
to Telstra’s infrastructure may result in interruption to the provision of essential 
services and significant costs. If you are aware of any works or proposed works 
which may affect or impact on Telstra’s assets in any way, you are required to 
contact: Telstra’s Network Integrity Team on Phone Number 1800 810 443. 

 
k) The Liverpool City Council Local Government area soils and ground water may be 

subject to varying levels of Salinity. Whilst Council may require applicants to 
obtain Salinity reports relating to some developments, no assessment may be 
made by Council in that regard. Soil and ground water salinity levels can change 
over time due to varying factors. It is recommended that all applicants make their 
own independent inquiries as to appropriate protection against the current and 
future potential affect of Salinity to ensure the ongoing structural integrity of any 
work undertaken.  Liverpool City Council will not accept any liability for damage 
occurring to any construction of any type affected by soil and or ground water 
Salinity. 

 
l) Care shall be taken by the applicant and the applicant’s agents to prevent any 

damage to adjoining properties.  The applicant or applicant’s agents may be liable 
to pay compensation to any adjoining owner if, due to construction works, 
damage is caused to such an adjoining property. 

 
m) Letter boxes must be provided in accordance with the requirements of Australia 

Post.  In this regard, the developer is required to obtain approval from Australia 
Post for address numbering, and letter box positioning and dimensions.   

 
n) The cost of any necessary adjustments to utility mains and services shall be 

borne by the applicant. 
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ATTACHMENT 2 – SECTION 7.11 PAYMENT FORM 

 
CONTRIBUTIONS PURSUANT TO SECTION 7.11 OF THE ENVIRONMENTAL 

PLANNING & ASSESSMENT ACT, 1979 
 

Liverpool Contribution Plan 2009 
 

Note to the applicant: When remitting payment as specified in the Conditions of 
Consent to the approval, this Form must be submitted with your 
payment.  

 These figures have been calculated to the current March 
2019 CPI quarter and will be adjusted at the time of 
payment in accordance with the conditions of consent. 

APPLICATION NO.:             DA-745/2018 
APPLICANT:             ABSOLUTE DESIGN GROUP P/L   

PROPERTY:             5-7 CRAIG AVENUE, MOOREBANK NSW 2170 

Lot 8 & 9, DP 230270 

PROPOSAL:                Proposed demolition of existing dwelling and proposed 
medium density development approval including six (6) 
dwellings and strata subdivision  

195.  Amount ($) Job No. 

Liverpool Contributions Plan 2009 
 Whitlam Centre Extensions $935 GL.10000001869.10110 

Central Library Extensions $635 GL.10000001870.10112 

Powerhouse $541 GL.10000001870.10114 

District Community Facilities 

Eastern $853 GL.10000001870.10098 

District Recreation 

Eastern $3,165 GL.10000001869.10092 

Local Recreation 

Moorebank $12,659 GL.10000001869.10100 

Administration $229 GL.10000001872.10104 

TOTAL $19,017 
  

      ---------------------------------------------- OFFICE USE ONLY ------------------------------------------- 
RECORD OF PAYMENT 
Total Amount paid: ______________________________ 
Date:________________________ 
Receipt No.:_____________________________Cashier 
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Item No:  2 

Application Number: RZ-7/2018 

Proposal: Planning proposal to rezone site from B5 (Business Development) to 
B4 (Mixed-Use) And R4 (High Density Residential) 

Property Address 240 Governor Macquarie Drive, Warwick Farm 

Legal Description: Lot 1 DP1162276 

Applicant: WFC Projects Pty Ltd 

Land Owner: Warwick Farm Central Pty Ltd 

Recommendation: Not Proceed To Gateway 

Assessing Officer: Stephen Kerr, City Plan Strategy and Development 

 
2. EXECUTIVE SUMMARY  

This report details the planning proposal submitted by Warwick Farm Central for Lot 1 
Governor Macquarie Drive, Warwick Farm (Lot 1 DP 1162276). 

The planning proposal as submitted seeks to amend the Liverpool Local Environmental Plan 
(LLEP) 2008 to rezone the site from B5 Business Development to part B4 Mixed Use and part 
R4 High Density Residential. The planning proposal seeks to amend the floor space ratio 
(FSR) development standard from 0.75:1 to 3:1 and the height of building (HOB) 
development standard from 15 metres to 50 metres. The planning proposal also seeks an 
amendment to the minimum subdivision lot size from 2 hectares to 1,000m². 

The planning proposal would facilitate development of the subject site to accommodate 
approximately 830 residential units in residential flat buildings varying from 4 to 15 storeys in 
height. The development would include up to 5,000m² of commercial retail space and 
7,000m² of open space. 

This planning proposal presents an amended version of a planning proposal 
(PGR_2017_LPOOL_001_00) previously submitted by Warwick Farm Village Pty Ltd for the 
site. This planning proposal sought to similarly rezone the site to B4 Mixed Use and R4 High 
Density Residential with modifications to the FSR development standard from 0.75:1 to 3.5:1 
and HOB development standard from 15 metres to part 45 metres and part 100 metres. The 
previous planning proposal was considered by the Sydney Western City Planning Panel on 5 
February 2018 and was considered to demonstrate strategic merit, but not site specific merit.  

Specifically, the panel determined, 
 

“The proposal did not demonstrate adequate site specific merit because of the 
proposed excessive height and scale which is inappropriate in this location, and would 
be contradictory to the scale of residential development planned and emerging closer 
to the Liverpool CBD”. The panel further agrees that issues arising from the current 
heavy vehicular traffic on Munday Road [sic] and the flood affectation of the area are 
significant issues that would need to be resolved before any future rezoning”. 

Section 3.8 of the Environmental Planning and Assessment Act 1979 (EP&A Act) requires 
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that in preparing a planning proposal, the planning proposal authority is to give effect to any 
district strategic plan (District Plan) applying to the local government area (LGA).  

Since the determination of that planning proposal, the Greater Sydney Regional Plan ‘A 
Metropolis of Three Cities’ (Regional Plan) and the Western City District Plan (District Plan) 
have been finalised and published. The Liverpool Collaboration Area Place Strategy (Place 
Strategy) has also been finalised. The Place Strategy establishes a vision for the Liverpool 
Collaboration Area (Collaboration Area), which is designated in the District Plan. It identifies 
impediments and opportunities, sets priorities and identifies actions to deliver the vision.  The 
Place Strategy’s objectives and actions will be included in a future update to the District Plan 
giving them a statutory basis. 

Section 3.8(2) of the EP&A Act requires planning proposals give effect to district strategic 
plans (i.e. the District Plan). It is considered that the amended planning proposal does not 
give effect to the District Plan and does not demonstrate strategic merit. There is a strong 
focus within both the Regional Plan and District Plan for the protection of ‘urban services’ 
land, including land zoned for B5 Business Development. Both the Regional Plan and District 
Plan safeguard urban services land against land use conflicts with non-compatible uses, such 
as residential use. 

The provision of services and jobs close to businesses and where people live are considered 
critical to greater Sydney’s productivity according to the District Plan. While the site is 
currently vacant, the current zoning of the site would facilitate urban services land. Both plans 
reaffirm maintaining a sufficient supply of employment land, particularly in areas such as 
Liverpool, where the projected long-term population of the area and future wider employment 
activities will increase demand for local industrial and urban services land.  

Actions 51, 52 and 53 of the District Plan require that industrial and urban service land is 
retained, reviewed, planned and managed by Liverpool City Council to ensure there is 
sufficient land to service the growing population. The change of land use zoning from B5 
Business Development to B4 Mixed Use and R4 High Density Residential would result in a 
loss of urban services land. The rezoning would undermine the requirement to plan and 
manage urban services land in Liverpool and will not respond to the identified need to retain 
these lands in response to long-term projected population and development growth. 

Further, the Place Strategy recommends the site is suitable for innovation/ research/ health 
and advanced manufacturing activities. The Place Strategy identifies the site within the 
Munday Street precinct which is suitable as a high-tech, transit-orientated, advanced 
manufacturing business park that leverages growth of the health, education and equine 
sectors. Importantly, the Place Strategy stipulates the precinct should exclude residential 
development. 
 

The planning proposal is considered to be inconsistent with the objectives and actions of the 
Regional Plan, District Plan and Place Strategy, specifically in relation to the loss of urban 
services land. 

With regard to site-specific merit, the reasons for the refusal of the previous planning 
proposal have not been addressed and remain unresolved. In the absence of a broader 
integrated transport strategy and comprehensive flood studies, it is considered the planning 
proposal cannot be supported. 

Action 1 of the Place Strategy identifies the preparation of an integrated transport strategy to 
establish the capacity and viability of land and infrastructure to support future growth within 
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the Collaboration Area. The Place Strategy states that existing transport constraints need to 
be addressed before further growth can occur. In this respect, the planning proposal is 
considered to be premature given the transport strategy, being led by Transport for NSW 
(TfNSW), is not due for completion until the end of 2019. 

With regards to flooding, the Place Strategy indicates that future development close to 
Georges River must address flooding challenges. The Place Strategy requires a review and 
update of existing plans affecting the entire Collaboration Area to deliver confidence that flood 
risk is appropriately addressed. This requirement is captured in Actions 23 and 24 of the 
Place Strategy, requiring Council, alongside NSW State Emergency Service (NSWSES) and 
the Office of Environment  and Heritage (OEH) to work together to prepare comprehensive 
flood studies, floodplain risk management plans, a floodplain constraints categorisation study 
and a flood evacuation study. It is understood these studies will be finalised in 2019. 

Given the significant flood constraints within the Collaboration Area, accurate flood mapping 
information and the production of the identified suite of flood reports is critical to make 
informed decisions about future development in the Collaboration Area. At this current time 
there is insufficient information with regards to flooding. Even if the planning proposal was 
deemed to have strategic merit, it would be considered to be premature given flooding 
investigations have not yet been undertaken and is not due for completion for at least 12 
months.  

On the basis that the planning proposal does not demonstrate strategic or site-specific merit, 
this report recommends the planning proposal does not proceed to Gateway Determination. 
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2. SITE DESCRIPTION AND LOCALITY 
 
The Site 
 
The site is a 2.93 hectare triangular shaped allotment located on Governor Macquarie Drive 
in Warwick Farm, approximately 1.5 kilometres north-east of the Liverpool city centre. The 
site is bound by Governor Macquarie Drive to the east, Munday Street to the south, Manning 
Street to the west and Warwick Street and the Hume Highway to the north. The site is located 
approximately 20 metres south of the Hume Highway and the entire site falls within 350 
metres of Warwick Farm railway station, which is to the west. 
 
The site is currently vacant but contains substantial tree cover. The western part of the site 
formerly contained eight residential properties, however these have been demolished and this 
part of the site is largely cleared. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 1: aerial image of subject site  
 

The subject site is surrounded by a variety of different land uses. The area immediately to the 
south of the site is zoned R2 Low Density Residential and contains horse stables and training 
facilities, interspersed with homes. Further to the south is an industrial area zoned IN1 
General Industrial which contains the Sydney Water Sewerage Treatment Facility, 
Hannanprint NSW Printing Facility, Visy Warehouse and Distribution Centre and Liverpool 
Hospital’s bulk distribution facilities. To the west of the site lies a small cluster of residential 
development, with Warwick Farm railway station beyond. The Hume Highway lies directly 
north of the site, with the Sappho Road sub precinct, an industrial area, beyond. Governor 
Macquarie Drive is located to the east of the site, with Warwick Farm racecourse beyond. 
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3. DETAILS OF THE PROPOSAL 
 
Background 
 
The subject site was previously part of the Australian Turf Club (ATC) Warwick Farm 
Racecourse landholding. To improve the racecourse facilities, the ATC underwent a 
rationalisation of their landholdings and disposed of residual land to assist in consolidating 
and financing upgrades to the racecourse and thoroughbred horse facilities.  

Liverpool Local Environmental Plan (LLEP) 2008 (Amendment 18) was gazetted on 9 
December 2011 and rezoned the subject site from part RE2 Private Recreation and part R2 
Low Density Residential to B5 Business Development. A VPA applying to the site (between 
the ATC and Council) required upgrades to the intersection of Governor Macquarie Drive and 
Munday Street, including traffic lights to accommodate additional traffic volumes. The 
amendment was supported by Council on the grounds that there was a local and regional 
level demand for bulky goods retailing.  

Following LLEP 2008 (Amendment 18), development consent was granted in February 2013 
(DA-1321/2011) for a home improvement centre (a Masters home improvement outlet). 
However, the development consent has not been acted upon. 

 In November 2015, a planning proposal was lodged with Council by Warwick Farm Village 
Pty Ltd which sought a 4.5:1 FSR accommodating approximately 1400 residential units and 
2,500m² of retail floor space with maximum building heights up to 100m or up to 30 storeys in 
height. Identified adverse impacts included the scale of the proposal, shadowing, traffic 
conflicts, existing land use conflicts and flooding constraints. The applicant subsequently 
revised the planning proposal and resubmitted to Council in October 2016. 

The revised Planning Proposal sought the following amendments: 
 

Figure 2: Location Plan 
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 Rezone the site from B5 Business Development to Part R4 High Density Residential 
and Part B4 Mixed Use. 

 Amend the maximum HOB Control for the site from 15m to part 45m and part 100m; 
 Increase the maximum FSR for the site from 0.75:1 to 3.5:1 (to facilitate 

approximately 950 residential units); and 
 Insert an additional use clause, allowing for up to 5,000sqm of retail floor space. 

On 22 February 2017, Council resolved to defer consideration of the planning proposal until 
Council adopted a broader precinct-wide strategy for the Warwick Farm Precinct. The Draft 
Warwick Farm Precinct strategy was prepared in July 2017 and recommended Council do not 
support the planning proposal. The draft strategy (which has not been adopted by Council) 
concludes the most appropriate land use for the subject site and the entire precinct is for 
employment purposes. 

At its Ordinary Meeting of 26 July 2017, Council resolved to support a modified proposal 
having a maximum FSR of 2:1 equating to approximately 500 residential dwellings.  

However, at the Ordinary Meeting of 30 August 2017, a rescission motion was successfully 
carried, withdrawing Council’s previous decision to support a modified proposal. Later in the 
same meeting, Council resolved the following: 
 

That Council endorses a vision for mixed use development comprising employment, 
housing and retail for the Warwick Farm Precinct. 

 

Nevertheless, as a result of the success of the rescission motion, there was no resolution 
from Council as to how to proceed with the planning proposal. Consequently, the applicant 
submitted a Rezoning Review as Council did not indicate its support for the proposal within 
90 days of the applicant submitting its initial request with Council. 

On 5 February 2018 the Sydney Western City Planning Panel determined the planning 
proposal should not proceed for a Gateway Determination because it has demonstrated 
strategic merit (at the time) but not site specific merit. Specifically, the panel considered the 
proposed height and scale was excessive and inappropriate in this location and would be 
contradictory to the scale of residential development planned and emerging closer to the 
Liverpool CBD. The Panel further agreed that issues arising from the current heavy vehicular 
traffic on Munday Street and the flood affectation of the area would need to be resolved 
before any future rezoning. 
 
The Proposal  

This planning proposal seeks to amend the LLEP to facilitate a mixed-use development 
comprising residential development, commercial development and open space. It is 
envisaged that the development could support approximately 830 dwellings, 5000m² of retail 
commercial floor space and 7,000m² of open space. 

The proposal is to be achieved by the following amendments to the LLEP: 
 

 An amendment to the Land Zoning Map to rezone the site from B5 Business 
Development to part B4 Mixed Use and part R4 High Density Residential (Shown in 
Figure 3); 

 An amendment to the FSR Map from 0.75:1 to 3:1; 
 An amendment to the HOB Map from 15 Metres to 50 Metres; and 
 An amendment to the Lot Size Map from 2 Hectares to 1,000m² 
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4. CONSIDERATIONS FOR STRATEGIC MERIT   
 
Section A – Need for the planning proposal  

The Department’s A guide to preparing planning proposals includes the following questions to 
justify the proposal (section A, q1 and q2).  

1. Is the planning proposal a result of any strategic study or report? 

The planning proposal is not the result of any strategic study. 
 

Figure 3: Proposed Land Zoning Map submitted by the applicant 

Figure 4: Proposed Massing 
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2. Is the planning proposal the best means of achieving the objectives or intended 
outcomes, or is there a better way? 

The proposed range of uses and modifications to development standards would require 

amendment to LLEP 2008. The planning proposal would be required to achieve these 
objectives. 

Section B – Relationship to strategic planning framework 

The Department’s A guide to preparing planning proposals includes the following question to 

delineate consistency with the NSW Strategic Planning Framework (Section B, Q3).  

3.   Is the planning proposal consistent with the objectives and actions of the 
applicable regional, subregional or District Plan or strategy (including any 
exhibited draft plans or strategies)? 

 

Greater Sydney Regional Plan - A Metropolis of Three Cities 

The Greater Sydney Regional Plan - A Metropolis of Three Cities (Regional Plan) was 
released in March 2018 and is the first Regional Plan prepared by the Greater Sydney 
Commission (GSC). The plan encompasses a global metropolis of three cities – the Western 
Parkland City, the Central River City and the Eastern Harbour City. It is envisioned that 
people of greater Sydney will live within 30 minutes of their jobs, education and health 
facilities, services and great places. Liverpool is located within the Western Parkland City and 
is identified as a metropolitan cluster and health and education precinct. 

Consistency with the relevant parts of the Regional Plan is assessed below.  

 

Table 1: Consistency with The Regional Plan 

Objective 7 – Communities  
are healthy, resilient and 
socially connected 

Warwick Farm has limited social infrastructure and does not 
contain any supporting shops or services required for a high 
density residential population. Whilst the proposal would provide 
5,000m² of commercial retail floorspace, there would remain an 
inadequate supply of social and physical infrastructure including 
education, healthcare and recreation facilities to sustain the level 
of density as proposed. The planning proposal would not 
support a well-planned neighbourhood which contains a variety 
of infrastructure and services for socially connected 
communities. 

Housing the city 
Objective 10 – Greater 
housing supply 

The planning proposal would lead to the provision of additional 
housing supply and choice within Liverpool, in a location within 
close proximity to a railway station.  

Objective 11 – Housing is 
more diverse and affordable 

The planning proposal includes 5% affordable housing equating 
to approximately 41 dwellings. 

A city of great places 
Objective 12 – Great places 
that bring people together 

The planning proposal proposes 7,000m² of open space which 
equates to approximately 23.8% of the site area. Any future 
development on the site would require approximately 7,325m² 
(25% of the site area) to be provided as communal open space 
in accordance with the Apartment Design Guide (ADG). 
However, this does not take into account open space which 
could be provided as additional public open space. In this 
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respect, the amount of open space proposed is considered 
insufficient. 
Further, there is currently no social infrastructure within the 
vicinity of the site and there is poor accessibility to public open 
spaces from the subject site, particularly to the public open 
spaces which are located on the north side of Hume Highway 
and west of Warwick Farm railway station. 
The inadequate provision of open space and the proximity to 
social infrastructure is inconsistent with this objective. 
 

A well-connected city 
Objective 14 - A Metropolis 
of Three Cities – Integrated 
Land Use and Transport 
creates walkable and 30-
minute cities 

Within 30 minutes of the site, major employment destinations 
including Liverpool, Parramatta and Bankstown can be reached 
by train and bus connections. Equally, within a 30-minute 
catchment, a large residential population can access Warwick 
Farm and its employment uses. 

Jobs and skills for the city 
Objective 23 – Industrial 
and urban services land is 
planned, retained and 
managed 

The Regional Plan identifies B5 Business Development zoned 
land as ‘urban services’ land. Urban services land is used to 
describe a wide range of industries that locate in cities and 
enable the city to develop and its businesses and residents to 
operate. The Regional Plan safeguards urban services land 
against land use conflicts with non-compatible uses, such as 
residential use. 
The provision of services and jobs close to businesses and 
where people live are considered critical to greater Sydney’s 
productivity. While the site is currently vacant, the current B5 
zoning of the site has the ability to facilitate urban services 
development. The Regional Plan reaffirms maintaining a 
sufficient supply of land, particularly in areas such as Liverpool, 
where the likely long-term population of the area and future 
wider employment activities will increase demand for local 
industrial and urban services land. The site with its current B5 
Business Development zoning is capable of meeting future need 
for urban services land in Liverpool. 
Further, the site’s location adjacent to Warwick Farm railway 
station and close proximity to the health and education precinct 
and the Liverpool CBD is important in fostering and enabling the 
development of the 30-minute city. The location of the site will 
provide a commensurate, integral role within the clustered 
metropolitan city structure envisaged for Liverpool. 
It is considered the change of zoning to B4 Mixed Use and R4 
High Density Residential is inconsistent with Objective 23 of the 
Regional Plan. 

 

Western City District Plan 
 
Section 3.8 of the EP&A Act requires that the planning proposal authority gives effect to any 
district strategic plan applying to the LGA to which the planning proposal relates. The 
Western City District Plan provides a series of priorities and actions to guide development 
and accommodate the expected growth across the district the planning priorities and 
corresponding actions that are relevant to the planning proposal are provided in the table 
below: 
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Table 2: Consistency with the Western District Plan 
A city supported by infrastructure 
Planning Priority W1 – Planning 
for a city supported by 
infrastructure 
 

The subject site is well positioned in relation to public 
transport, with Warwick Farm railway station located within 
approximately 350 metres, which provides access to 
employment, education and health services in Liverpool 
and the wider region. The proposal is generally consistent 
with the objectives and actions for this priority. 

Planning Priority W2 – Working 
through collaboration 

The District Plan identifies the Liverpool Collaboration 
Area which includes Liverpool’s CBD, the adjacent health 
and education precinct and nearby residential and 
industrial land areas. It considers the Warwick Farm 
Precinct, the Moorebank Intermodal Terminal, and the 
draft Georges River Masterplan. 
Collaboration Areas support land use and infrastructure 
planning and delivery in a place-based process led by the 
GSC. This place-based process includes: 

• identification and resolution of impediments to 
deliver the Regional and District Plans; 

• strategy drivers: productivity, liveability and 
sustainability; 

• coordinated investment and infrastructure 
alignment; 

• whole-of-government considerations; and 
• issue-specific demonstration focus. 

The Place Strategy has been collectively designed by the 
stakeholders involved in planning for the future of the 
Collaboration Area. The Place Strategy establishes a 
vision for the Collaboration Area and identifies 
impediments and opportunities, sets priorities and 
identifies actions to deliver the vision. The Place Strategy’s 
objectives and actions will be included in future updates to 
the Western City District Plan giving them a statutory 
basis. 
An assessment of this planning proposal against the 
priorities, outcomes and actions of the Place Strategy is 
provided in Table 3. 

A city for people 
Planning Priority W3 – Providing 
services and social 
infrastructure to meet people’s 
changing needs 
 

The site benefits from good accessibility to Warwick Farm 
railway station which provides onwards connections to key 
employment, education and services destinations. 
There is currently limited social infrastructure and no retail 
facilities for the community in Warwick Farm. The 
proposed future supermarket and smaller retail offerings 
would make a contribution in supporting the needs of 
future residents and the wider Warwick Farm community. 
However, the lack of wider social infrastructure and local 
services within the vicinity of the site would not support the 
needs of an additional 830 dwellings proposed as part of 
this planning proposal. 

Planning Priority W4 – Fostering 
healthy, creative, culturally rich 

The planning proposal offers public open space as well as 
a through-site link from Warwick Farm railway station to 
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and socially connected 
communities 
 

Warwick Farm Racecourse with a shared pedestrian and 
cycle path.  
However, there is limited social infrastructure within the 
vicinity of the site and the existing street network does not 
provide direct, accessible and safe pedestrian and cycling 
connections from the site to schools, recreation facilities 
and shops and services. 
Due to the location of the site and the limited infrastructure 
within Warwick Farm, the planning proposal would be 
unable to foster a healthy, creative, culturally rich and 
socially connected community as envisaged by the District 
Plan. 
 
 

Housing the city 
Planning Priority W5 - Providing 
housing supply, choice and 
affordability, with access to jobs, 
services and public transport 

The planning proposal would support additional housing 
supply and housing choice, in a location which is close to 
existing transport, employment and education facilities.  
The planning proposal would deliver approximately 830 
dwellings which would assist in meeting Liverpool City 
Council’s five-year housing supply target identified as 
8,250 additional dwellings. The delivery of 830 additional 
dwellings would represent a significant contribution to the 
dwelling target in a location which is appropriate for 
residential development. 
Building on Objectives 10 and 11 in the Regional Plan, the 
District Plan reaffirms the importance of providing a 
diversity of housing across the housing continuum. The 
proposal is supported by an offer to provide 5% of the 
dwelling yield as affordable rental housing. The provision 
is consistent with the intent of the Priority to provide 
housing for very low to low-income households. 
The Place Strategy identifies adequate opportunities to 
provide housing elsewhere in the Collaboration Area. High 
density residential development and mixed use 
development is considered suitable to the immediate north 
and south of the Liverpool CBD, with lower density 
residential development located to the north of Hume 
Highway. The Place Strategy identifies that the site is not 
suitable for residential development, but should be 
provided for employment use. 

Jobs and skills for the city 
Planning Priority W9 – Growing 
and strengthening the 
metropolitan cluster 

Liverpool forms part of the metropolitan cluster identified to 
provide concentrations of higher order jobs and a wide 
range of goods and services.  The District Plan seeks to 
increase jobs within the Liverpool Collaboration Area and 
develop smart jobs around the health and education 
precinct. The Place Strategy aims to improve and 
coordinate transport and other infrastructure to support 
jobs growth.  The proposal is inconsistent with the Place 
Strategy which envisages more intensive employment 
generating activity on the site and does not support 
residential development in this location. 
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Planning Priority W10 – 
Maximising freight and logistics 
opportunities and planning and 
managing industrial and urban 
services land 

Building on Objective 23 of the Regional Plan, the District 
Plan reaffirms the importance of urban services land, such 
as the B5 zoning of the subject site, to serve local 
communities and businesses. The District Plan recognises 
that existing sites face pressure to rezone to residential 
uses, especially near Liverpool. However, the District Plan 
identifies that within the Liverpool LGA, industrial land 
should be planned and managed and additional industrial 
and urban services land should be provided in response to 
long-term projected population and development growth. 
The Place Strategy proposes this is achieved by Action 21 
which protects employment land on the western side of 
Georges River (including the subject site) to support 
health-related advanced manufacturing, med-tech and 
educational facilities. 
The planning proposal is inconsistent with this planning 
priority. The change of land use zoning from B5 Business 
Development to B4 Mixed Use and R4 High Density 
Residential will result in a loss of employment urban 
services land. The rezoning will undermine the 
requirement to plan and manage urban services land in 
Liverpool and will not respond to the identified need to 
retain these lands in response to long-term projected 
population and development growth.  
In addition, the site is suitably located for urban services 
land and benefits from good local access to services which 
will reduce the need for people to travel to other areas and 
minimise congestion on the transport system. 
The planning proposal is inconsistent with this planning 
priority. 

 

Liverpool Collaboration Area Place Strategy 
 
The Place Strategy addresses strategic as well as site-specific issues. It was prepared by the 
Greater Sydney Commission in collaboration with Liverpool City Council, the Department of 
Planning & Environment, Transport for NSW and 15 other government and institutional 
stakeholders. An assessment against the relevant priorities and actions is undertaken below. 
 
Table 3: Consistency with the Place Strategy 

Connectivity 
Priority 1: Plan for movement and place functions in Liverpool city centre, improve 
accessibility and walkability, and reduce congestion in and around the centre. 
Action 1: develop an integrated 
transport strategy that applies 
movement and place and 
addresses the transport 
challenges associated with 
delivering the vision, shared 
objectives and growth profile. 

The Place Strategy identifies that a lack of sequencing and 
coordination associated with planning proposals is making 
it difficult for infrastructure to respond effectively for growth 
in the Collaboration Area. The Place Strategy identifies the 
rail and bus network requires higher frequency and speed 
of service to meet the needs of a metropolitan city and that 
the constrained road network is limiting amenity and future 
growth. 
Action 1 is noted as an immediate imperative which is to 
be completed prior to understanding the potential capacity 
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and viability of different future land uses. The transport 
strategy is being led by TfNSW/ Roads and Maritime 
Services (RMS) and supported by Council and is expected 
to be completed in 2019. 
The integrated transport strategy will potentially resolve 
Munday Street conflicts or confirm that Munday Street will 
continue to be used as a main freight route. 
The outcome of the transport strategy is fundamental to 
establish the capacity and viability of land and 
infrastructure to support the future growth within the 
Collaboration Area. The Place Strategy states that existing 
transport constraints need to be addressed before further 
growth can occur. 

Liveability 
Priority 4: Create and renew great places for people 
Action 8: deliver great places by 
prioritising a people-friendly 
public realm and open spaces; 
providing fine grain and diverse 
urban form; a diverse land use 
and housing mix, high amenity 
and walkability; and recognizing 
and celebrating the character of 
the place and its people. 

The planning proposal would provide a mixed-use 
development incorporating approximately 7,000m² of open 
space. As discussed earlier in this report, the ADG 
requires approximately 7,325m² (25% of the site area) to 
be provided as communal open space in addition to any 
proposed additional public open space. The insufficient 
lack of open space would undermine this priority. 
The introduction of commercial retail uses including a 
supermarket and smaller retail offerings would provide a 
social benefit for the community as currently there are no 
retail facilities for the local community. 

Action 9: only support planning 
proposals that are consistent 
with sequencing of infrastructure 
delivery. 

The sequencing of infrastructure delivery will be 
established following the completion of the integrated 
transport strategy and flooding strategies (Actions 23 and 
24). Given these strategies are not due for completion until 
the end of 2019, the planning proposal will be inconsistent 
with the sequencing of infrastructure delivery. The 
planning proposal is inconsistent with this action. 

Productivity 
Priority 7: Support the role and function of employment and urban services land 
Action 21: protect employment 
land on the western side of the 
Georges River (Scrivener Street 
and Munday Street)) to support 
health related advanced 
manufacturing, medtech and 
educational facilities. 

The site and wider precinct are identified as being suitable 
for innovation/ research/ health/ advanced manufacturing 
activities within the Place Strategy (refer Figure 5). The 
Place Strategy identifies the precinct is suitable as a high-
tech, transit-orientated, advanced manufacturing business 
park that leverages growth of the health, education and 
equine sectors. Importantly, the Place Strategy stipulates 
the precinct should exclude residential development. 
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Figure 5: A Place Strategy for Liverpool, approximate location of 
site highlighted by red star (Source: Place Strategy) 
The site is currently zoned B5 Business Development and 
is therefore identified as employment land. The proposed 
change of land use zoning to B4 Mixed Use and R4 High 
Density Residential will result in a loss of employment land 
and will undermine the intended future use of the site for 
employment uses. 
 

Sustainability 
Priority 8: Develop a network of high quality open space linked by the Greater Sydney Green 
Grid and invest in improvements to Georges River and its foreshores 
Action 23: Update and complete 
the Georges River, Brickmakers 
Creek and Liverpool CBD 
overland flood studies and 
prepare floodplain risk 
management plans. 
Action 24: Prepare floodplain 
constraints categorisation study 
and a flood evacuation study 

The Place Strategy identifies that future development 
close to Georges River must address flooding challenges. 
The current flood risk management plans in the 
Collaboration Area are based on information and 
assumptions that are 10 to 15 years old. The extent of 
flooding and feasible solutions that support new 
development are not yet fully understood. 
Any future design and planning works for the Collaboration 
Area’s is to be underpinned by detailed, validated flooding 
investigations. In addition, the Place Strategy requires a 
review and update of existing plans affecting the entire 
Collaboration Area to deliver confidence that flood risk is 
appropriately addressed. 
Action 23 is to be completed by Council, with the OEH 
supporting stakeholder. Action 24 is to be completed by 
Council and NSWSES, with the OEH to be the supporting 
stakeholder. Based on discussions with Council, it is 
understood that the flood reports will not be finalised for at 
least 12 months.  
Given the significant flood constraints within the 
Collaboration Area, accurate flood mapping information 
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and the production of the identified suite of flood reports is 
critical to make informed decisions about future 
development in the Collaboration Area. At this current time 
there is insufficient information with regards to flooding 
and as a result, the planning proposal is considered to be 
inconsistent with Actions 23 and 24. 

 
4. Is the planning proposal consistent with Council’s Local Strategy or other local 

strategic plan? 
 
A current or draft local strategy is not in place. Council is yet to consider the draft Local 
Strategic Planning Statement (LSPS) which remains in working draft at this time. 
 
5. Is the planning proposal consistent with the applicable State Environmental 

Planning Policies? 
 
The following State Environmental Planning Policies (SEPPs) are of relevance to the site. 
 
Table 4: Consistency with the applicable SEPPs 
State Environmental Planning 
Policy 

Consistency 

SEPP No 55 – Remediation of 
Land 

Clause 6(1) of the SEPP requires that in preparing an 
environmental planning instrument, a planning authority is 
not to include in a particular zone any land specified in 
subclause (4) (which includes development for residential 
purposes on land to which there is no knowledge or 
incomplete knowledge of whether the land is 
contaminated) if the inclusion of the land in that zone 
would permit a change of use of the land, unless: 
(a)  the planning authority has considered whether the 
land is contaminated, and 
(b)  if the land is contaminated, the planning authority is 
satisfied that the land is suitable in its contaminated state 
(or will be suitable, after remediation) for all the purposes 
for which land in the zone concerned is permitted to be 
used, and 
(c)  if the land requires remediation to be made suitable 
for any purpose for which land in that zone is permitted to 
be used, the planning authority is satisfied that the land 
will be so remediated before the land is used for that 
purpose. 
 
The planning proposal is not accompanied by a 
preliminary investigation of the land and therefore 
consideration of this SEPP cannot be undertaken.  

SEPP (Affordable Rental 
Housing) 2009 

Yes – Future affordable housing may be proposed on the 
subject site. Any such potential future development will 
be required to comply with the provisions of the SEPP. 
However, the proposal itself does not present any 
inconsistency. 

SEPP (State and Regional 
Development) 2011 

The planning proposal will not affect the application of the 
SEPP. 

SEPP (Vegetation in Non-Rural The planning proposal will not affect the application of the 
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6. Is the planning proposal consistent with applicable Ministerial Directions (s.9.1 

directions)  
 
The Planning Proposal addresses the following Directions, pursuant to Section 9.1 of the 
EP&A Act 1979:  
 
Table 5: Consistency with the relevant Ministerial Directions 
Section Comment Compliance 
1. Employment and Resources  
Direction 1.1 – 
Business and 
Industrial Zones 

The objectives of this direction are to: 
(a) encourage employment growth in suitable locations,  
(b) protect employment land in business and industrial 
zones, and  
(c) support the viability of identified centres. 
Direction 1.1 stipulates that a planning proposal must: 
(b) retain the areas and locations of existing business and 
industrial zones,  
(c) not reduce the total potential floor space area for 
employment uses and related public services in business 
zones 
 
The current B5 zoning of the site safeguards the land for 
urban services uses. Urban services lands are critical to 
the efficient function of the city, typically servicing nearby 
residential populations and having a stronger direct 
relationship with local businesses. Urban services land 
support the growth, functioning and liveability of cities and 
include a diverse mix of uses such as building 
construction, warehouses, specialised retail premises, 
storage, garden centres, timber yards, environmental 
facilities, motor vehicle sales and hire premises and can 
also be new economy or creative uses. 
The planning proposal seeks to rezone the site from B5 
Business Development Zone to a part B4 Mixed Use and 
part R4 High Density Zone. This proposed amendment, 
along with the proposed changes to the floor space and 
height controls will result in additional residential 
development and will reduce the potential floor space area 
for employment uses.   
Based on the site area of 2.93 hectares and the current 
planning controls applicable to the site, approximately 
22,000m² of floor space could be created for employment 
uses. However, this planning proposal proposes 
approximately 5,000m² of commercial floorspace which 
represents a loss of approximately 17,000 m² of floor area 

No 

Areas) 
2017 
 

SEPP. 

Greater Metropolitan Regional 
Environmental Plan No 2—
Georges River 
Catchment 

The planning proposal will not affect the application of the 
SEPP. 
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Section Comment Compliance 
for employment uses. 
The planning proposal will reduce the quantum of 
employment generating floor space and is inconsistent 
with Direction 1.1. The planning proposal is not supported 
by a study which gives consideration to the objective of 
this direction and concludes otherwise. 

2. Environment and Heritage  
Direction 2.3 – 
Heritage 
Conservation 

Not applicable. The planning proposal does not apply to 
land that contains a heritage item, located in the vicinity of 
a heritage item or located within a heritage conservation 
area. 

N/A 

3. Housing, Infrastructure and Urban Development  
Direction 3.1 – 
Residential 
Zones 

The objectives of this direction are: 
(a) to encourage a variety and choice of housing types to 
provide for existing and future housing needs,  
(b) to make efficient use of existing infrastructure and 
services and ensure that new housing has appropriate 
access to infrastructure and services, and  
(c) to minimise the impact of residential development on 
the environment and resource lands. 
 
Rezoning the land from B5 Business Development to B4 
Mixed Use and R4 High Density Residential will, in part, 
facilitate the redevelopment of the site for the purpose of a 
mixed-use development containing approximately 830 
residential dwellings above retail and commercial 
floorspace. 
Warwick Farm has limited social infrastructure and does 
not contain any supporting shops or services required for a 
high-density residential population. Whilst the proposal 
would provide 5,000m² of commercial retail floorspace, 
there would remain an inadequate supply of social and 
physical infrastructure including education, healthcare and 
recreation facilities to sustain the level of density as 
proposed. Any new housing would not have appropriate 
access to infrastructure and services. 
The rezoning will facilitate the redevelopment of the site 
and will deliver new and additional housing and diversify 
the local housing type within Warwick Farm which is 
predominantly detached and semi-detached dwellings. 
As the planning proposal applies to land in an established 
urban area it will not consume land at the urban fringe. 

Partial 

Direction 3.4 
Integrating 
Land Use and 
Transport 

The objective of this direction is to ensure that urban 
structures, building forms, land use locations, development 
designs, subdivision and street layouts achieve the 
following planning objectives:  
(a) improving access to housing, jobs and services by 
walking, cycling and public transport, and  
(b) increasing the choice of available transport and 
reducing dependence on cars, and  
(c) reducing travel demand including the number of trips 
generated by development and the distances travelled, 

Yes 
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Section Comment Compliance 
especially by car, and  
(d) supporting the efficient and viable operation of public 
transport services, and  
(e) providing for the efficient movement of freight. 
The subject site is well positioned in relation to public 
transport, with Warwick Farm railway station located within 
approximately 350 metres, which provides access to 
employment, education and health services in Liverpool 
and the wider region. The proximity to the railway station 
will encourage public transport use and discourage private 
transport use. 

4. Hazard and Risk 
Direction 4.1 – 
Acid Sulfate 
Soils 

The objective of this direction is to avoid significant 
adverse environmental impacts from the use of land that 
has a probability of containing acid sulfate soils.  
The planning proposal applies to land identified as Class 5 
on Council’s Acid Sulfate Soils Planning Map. This is the 
lowest risk category. Existing acid sulfate soils provisions 
will not be altered by the planning proposal and will apply 
to any future development which might intensify the use of 
the land. 

Yes 

Direction 4.3 – 
Flood Prone 
Land 

The site is located on the floodplain of Georges River and 
is wholly affected by flooding under the 1% Annual 
Exceedance Probability (AEP) event. 
As discussed above, future development close to Georges 
River must address flooding challenges. The current flood 
risk management plans in the Collaboration Area are 
based on information and assumptions that are 10 to 15 
years old. The extent of flooding and feasible solutions 
that support new development are not yet fully understood. 
Any future design and planning works for the Collaboration 
Area’s is to be underpinned by detailed, validated flooding 
investigations. In addition, the Place Strategy requires a 
review and update of existing plans affecting the entire 
Collaboration Area to deliver confidence that flood risk is 
appropriately addressed. Action 23 is to be completed by 
Council, with the OEH supporting stakeholder. Action 24 is 
to be completed by Council and NSWSES, with the OEH 
to be the supporting stakeholder. Based on discussions 
with Council, it is understood that the flood reports will not 
be finalised for at least 12 months. Given the significant 
flood constraints within the Collaboration Area, accurate 
flood mapping information and the production of the 
identified suite of flood reports is critical to make informed 
decisions about future development in the Collaboration 
Area. At this current time there is insufficient information 
with regards to flooding and as a result, the planning 
proposal is considered to be inconsistent with Actions 23 
and 24.the Council and SES Any potential impacts as a 
result of development on the site, such as stormwater 
runoff, will be considered and addressed appropriately at 
DA stage. This will also include any design detail required 

No 
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Section Comment Compliance 
to ensure compliance with Council’s water management 
controls. 

6. Local Plan Making 
Direction 6.1 – 
Approval and 
referral 
requirements 

The planning proposal does not include provisions that 
require development applications to be referred externally 
and is not related to designated development. 

Yes 

Direction 6.3 – 
Site specific 
provisions 

The planning proposal does include provisions to allow a 
Site-specific development to be carried out on the site. 

Yes 

 
5. CONSIDERATIONS FOR SITE SPECIFIC MERIT   
 
Section C – Environmental, social and economic impact 
 
7. Is there any likelihood that critical habitat or threatened species, populations or 

ecological communities, or their habitats, will be adversely affected as a result of 
the proposal? 

 
The site is largely cleared but does include a number of trees and mature vegetation. It is 
highly unlikely that the site would contain any critical habitat for threatened species, 
populations or ecological communities, or their habitats and it is not expected that any 
threatened species, populations or ecological communities will be adversely affected as a 
result of the proposal. 
 
8. Are there any other likely environmental effects as a result of the planning proposal 

and how are they proposed to be managed? 
 
Flooding 
 
The site is located on the floodplain of Georges River and is wholly affected by flooding 
under the 1% Annual Exceedance Probability (AEP) event. The planning proposal is 
accompanied by a Flood Impact Assessment (FIA) by FloodMit which confirms the 
proposal seeks to fill the majority of the site to the 1% AEP level. The FIA confirms that 
the impact of the proposed filling is not significant and provides alternative mitigation 
options to mitigate against any adverse impacts of flooding. The applicant has considered 
filling part of the site and providing compensatory excavation on-site.  
 
The Place Strategy requires that a Georges River flood study is prepared (Action 23 of 
the Place Strategy), alongside a floodplain constraints categorization study and a flood 
evacuation study (Action 24 of the Place Strategy). These reports will provide accurate 
flood mapping information to ensure informed decisions about future development in the 
Collaboration Area can be made and infrastructure required to provide flood management 
and evacuation is identified. Council has identified these studies will not be completed 
until 2020. Given this work has not yet commenced and the implications of this work are 
unknown, the planning proposal is not considered to be supportable on flooding grounds. 

Traffic and Transport Impacts 

Integrated Transport Strategy 

Action 1 of the Place Strategy requires an integrated transport strategy to be prepared that 
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applies movement and place and addresses the transport challenges associated with 
delivering the vision, shared objectives and growth profile. The outcome of the transport 
strategy is fundamental to establish the capacity and viability of land and infrastructure to 
support the future growth within the Collaboration Area. The transport strategy will be led by 
TfNSW / RMS and supported by Council. While the Place Strategy identifies the strategy will 
be completed by mid-2019, TfNSW has confirmed it is expected to take a year (i.e. mid-2020) 
to complete. 

Specific to the site, Council has previously identified the need for a Munday Street bypass 
road to address the existing conflicting land uses arising from the horse stabling facilities and 
residential development to the north of the sub-precinct and the industrial development to the 
south. Currently Munday Street provides the only vehicular access road into the precinct and 
experiences heavy vehicle movements.  

Council has prepared a strategic road design for the Munday Street bypass road which will 
permit heavy vehicles to access Governor Macquarie Drive without needing to travel through 
Manning Street or Munday Street. The total cost is identified as c$14 million and is unfunded. 
Development and funding of the Munday Street bypass will be considered as part of the 
integrated transport strategy. 

The proposed development would exacerbate vehicle, horse and pedestrian conflicts. 
Further, heavy vehicles along Munday Street will have an impact on future residential 
amenity. 

Until the transport strategy has been completed and the outcomes have been identified, 
including the details for the Munday Street bypass road, it is considered this planning 
proposal would be premature. 

Even if the planning proposal was able to demonstrate strategic merit, additional matters of 
detail have been identified by Council and RMS and are set out as follows: 

Traffic Generation 

The traffic generation potential of the planning proposal has been estimated using traffic 
generation rates of 0.15 and 0.21 per hour per apartment for high density during weekday 
morning and afternoon peak hours respectively. Based on the travel model splits data for 
Warwick Farm from TfNSW Journey to Work (JTW) datasets, a trip generation rate of 0.29 
vehicles per hour per apartment is considered the appropriate rate. Based on this traffic 
generation rate, the development site will generate a much higher traffic volume. 

Parking 

Due to its proximity to Warwick Farm railway station, the streets in front of the development 
site experience significant on street parking utilised by commuters accessing Warwick Farm 
railway station and businesses in the precinct. The proposed development will result in 
additional road users, residents, visitors and on street car parking. The developer is to 
propose measures to manage on-street parking.  

Proposed Access Arrangements 

The access arrangement consists of a loop road off Munday Street, opposite the existing Bull 
and Stroud Streets. The proposed basement parking and access is via a new four-way 
intersection connected to the existing T-junction of Munday Street and Bull Street. This 
proposed access is to accommodate indented on-street parking spaces and service vehicles. 
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In regards to the proposed access driveways, the planning proposal should undertake a 
SIDRA Traffic Modelling Analysis addressing the post-development ‘Level of Service’ in terms 
of queue lengths, delays, storage bays and the traffic management in terms of turning 
movements at the proposed access(s) off Munday Street. Intersection treatments should be 
provided at the access(s).  

Detailed intersection layouts, performance analysis and treatments including parking control 
should also be provided by the applicant at the proposed access(s) on Munday Street and 
Warwick Street. A second access via the intersection of Munday Street and Stroud Street 
should be verified. 
 
Land dedication to intersection upgrade 
 
Council and RMS have identified the need for the existing Hume Highway and Governor 
Macquarie drive intersection to be upgraded. The intersection upgrade is to facilitate future 
developments in the local area including the subject site. The upgrade requires a strip of land 
approximately 2.5 m wide. 
The section of Governor Macquarie Drive fronting the development site does not currently 
have a paved footpath. The proposed mixed-use development will generate pedestrian 
movements. 
 
As such, a 2.5 metre wide shared path along Governor Macquarie Drive between Hume 
Highway and Munday Street should be provided in accordance with Council’s design plan for 
the Hume Highway/Governor Macquarie Drive Intersection upgrade. 
 
Bicycle and Pedestrian Facilities 
 
The following bicycle facilities are to be provided to meet the expected demand: 
 

 A 2.5 metre wide shared path along the following road sections fronting the 
development site and land dedication:  

o Governor Macquarie Drive between Munday Street and the Hume Highway 
o Warwick Street to Warwick Farm railway station 

 A bicycle phase in the traffic signals at the intersection of Munday Street and 
Governor Macquarie Drive. 

RMS comments  

The traffic report utilises traffic volumes from the planning proposal report prepared for the 
previous rezoning application on the site (October 2015) for Munday Street.  RMS provided 
preliminary comment on that proposal. RMS had concerns with the traffic generation rates 
used in the Traffic Impact Assessment by Colston Budd Rogers & Kafes and consider the 
rates to be lower than what is likely to be the actual traffic generation rate. 

Due to the additional traffic generation which will result from the planning proposal, RMS 
expressed concerns regarding the potential impacts on the traffic control signals at the 
intersection of Hume Highway and Governor Macquarie Drive due to queue spill back from 
the right turn bay on Governor Macquarie Drive and Munday Street intersection. 

Any proposal would require updated corridor modelling incorporating all the proposed 
signalised intersections and the intersection of Hume Highway and Governor Macquarie 
Drive for review prior to finalising concept design for the proposed traffic control signals. 
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Proposed Voluntary Planning Agreement (VPA) 

The applicant has submitted a public benefit offer to Council. The developer will enter into a 
VPA in association with the planning proposal and will also make required Section 7.11 
development contributions in accordance with Council’s Liverpool Contributions Plan 2009 as 
part of future DA approvals. 

Through the VPA, the applicant proposes 5% of the dwelling yield to be provided as 
affordable rental housing. This would represent approximately 41 dwellings based on the 
concepts that have been prepared in support of the planning proposal. The dwellings would 
remain in the ownership of the applicant but would be managed as affordable housing by a 
housing provider to be agreed with Council for the life of the development.  

 
Considering the existing economic disadvantage in the locality and uplift intended to be 
achieved by the applicant, Council considers that a minimum of 10% affordable housing 
would help achieve the optimum benefit for the community. With regards to relevant 
affordable housing policy, it is understood that the GSC are developing Affordable Rental 
Housing Targets and that Council will establish affordable housing demand as part and local 
housing strategy which is due for exhibition in July 2019. Until the targets and demand have 
been established, it is considered a 5% provision is acceptable at this time. 
 

The second element of the VPA is for landscape embellishment of the land between Warwick 
Street and the Hume Highway broadly between Manning Street to the west and Governor 
Macquarie Drive to the east. 

The third element of the VPA offer is to provide a retail/commercial space for a period of 5-10 
years at a reduced commercial rent for a community organisation/s. 

Urban Design 

The properties adjoining the site to the west and south are predominantly low-density one to 
two storey residential dwellings, with a substantial number supporting equine-related 
activities. The shadow diagrams submitted with the planning proposal will result in significant 
overshadowing of the properties to the south. Moreover, having regard to Part 3.7 of the 
Liverpool Development Control Plan 2008, it is unlikely that the adjoining residential 
properties to the south would receive a minimum of three hours of sunlight between 9am and 
5pm on 21 June to at least one living, rumpus room or the like and 50% of the private open 
space.  

In the absence of any plan or strategy to redevelop this adjoining area at a similar urban form 
and density, the proposed scale of the proposal is considered to be inappropriate.  

Any future proposal will need to address SEPP 65 Design Quality of Residential Apartment 
Development. Detailed testing of the FSR relative to the proposed height and building 
efficiency should be provided. 
 

9. How has the planning proposal adequately addressed any social and economic 
effects? 
 

Social Impacts 

The planning proposal is accompanied by a Community Benefits Report prepared by Cred 
Consulting. The report identifies there is a need for community facilities to meet the needs of 
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a growing population, including in key growth precincts and major transport nodes such as 
Warwick Farm.  
 
The Community Benefits Report identifies there is a need for high quality multi-purpose 
recreation and open spaces that meet the needs and consider the barriers faced by the 
area’s highly diverse population. The proposal provides 0.7 hectares of open space on the 
site and does not meet the communal open space requirements stipulated in the ADG. 
Further, there is currently no social infrastructure, including shops and services, within the 
vicinity of the site. There is poor accessibility to public open spaces from the subject site 
particularly to the public open spaces which are located on the north side of Hume Highway 
and west of Warwick Farm railway station.  
 
Warwick Farm is not supported by an adequate level of social infrastructure to provide 
services and amenities required to sustain an additional 830 residential dwellings. On these 
grounds, the planning proposal is not supported. 
 
Economic Impacts 
 
The site is currently zoned B5 Business Development and a bulky goods development has 
been approved on the site. It is understood the owner has determined not to proceed with the 
proposed bulky goods hardware development on economic grounds. The planning proposal 
is not supported by any economic justification which addresses the proposed change to the 
B5 zoning of the site and the loss of employment land. The subject site could support 
approximately 21,980m² of employment floorspace under the 0.75:1 FSR currently applicable 
to the site. While it is acknowledged that the site is currently vacant, the site could be 
provided as employment land to meet future needs.  
 
The site’s current location is appropriate for employment lands, situated next to Warwick 
Farm railway station and is in close proximity to arterial roads including the Hume Highway 
and Governor Macquarie Drive. Further, the proximate location of the site to the industrial 
precinct and Liverpool Hospital to the south and the Sappho Road precinct to the north, 
provides important agglomeration benefits for future employment uses on the site.  
 
The rezoning of the site from B5 Business Development to B4 Mixed Use Development and 
R4 High Density Residential will enable residential development to infiltrate land that would 
otherwise be zoned as employment land. The planning proposal will undermine the retention 
of employment uses and would undermine the affordability and development capacity of the 
site for business and, in turn, the productivity of the Collaboration Area. 
  
Section D – State and Commonwealth Interests  
 

10. Is there adequate public infrastructure for the planning proposal? 
 
No. There is inadequate public infrastructure for the planning proposal, specifically in relation 
to social infrastructure, transport infrastructure and flooding infrastructure. This is discussed 
below. 
 
Social Infrastructure 
 
Warwick Farm has limited social infrastructure and does not contain any supporting shops or 
services required for a high-density residential population. Whilst the proposal would provide 
5,000m² of commercial retail floorspace, there would remain an inadequate supply of social 
and physical infrastructure including education, healthcare and recreation facilities to sustain 
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the level of density as proposed. Any new housing would not have appropriate access to 
infrastructure and services. 
 
Transport Infrastructure 
 
As identified and required by the Place Strategy, a transport strategy is being prepared to 
establish the capacity and viability of land and infrastructure to support the future growth 
within the Collaboration Area. While the Place Strategy identifies the strategy will be 
completed by mid-2019, TfNSW has confirmed it is expected to take a year to complete.  
 
Specific to the site, Council has previously identified the need for a Munday Street bypass 
road to address the existing conflicting land uses arising from the horse stabling facilities and 
residential development to the north of the sub-precinct and the industrial development to the 
south. Currently Munday Street provides the only vehicular access road into the precinct and 
experiences heavy vehicle movements. Council has prepared a strategic road design for the 
Munday Street bypass road which will permit heavy vehicles to access Governor Macquarie 
Drive without needing to travel through Manning Street or Munday Street. The total cost is 
identified as $14 million and is unfunded. Development and funding of the Munday Street 
bypass will be considered as part of the integrated transport strategy. 
 
Until the transport strategy has been prepared, there is no clear indication of what transport 
infrastructure is required within the Collaboration Area to support future growth, including the 
development of the subject site. 
 
Flooding Infrastructure 
 
As identified and required by the Place Strategy, a Georges River flood study, a floodplain 
constraints categorization study and a flood evacuation study are to be prepared. These 
reports will provide accurate flood mapping information to ensure informed decisions about 
future development in the Collaboration Area can be made and infrastructure required to 
provide flood management and evacuation is identified. Council has identified these studies 
will not be completed for at least 12 months. Given this work has not yet commenced and the 
implications of this work are unknown, the inadequate flooding infrastructure is considered to 
be in place to support the planning proposal. 
 
11. What are the views of state and Commonwealth public authorities consulted in 

accordance with the Gateway determination? 
 

No consultation has been undertaken at this stage. The views of State and Commonwealth 
public authorities will be obtained after the planning proposal has been considered by the 

Department of Planning and Environment’s Gateway Determination process. It is not 

expected that there will be any significant Commonwealth and State interests in the planning 

proposal other than providing a simplified planning framework and development outcome on 
the site. Relevant public authorities will be consulted during the post Gateway Determination 

process. 

Next Steps 

The usual process for planning proposal applications, following a review of the application, is 

for Council officers to finalise the proposal detailing the proposed changes to LLEP 2008 (this 
report). The planning proposal would then be reported to Council for endorsement and 

subsequently forwarded to the Department of Planning and Environment seeking Gateway. 
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However, this assessment finds that the proposal has neither strategic nor site merit. It is 

therefore recommended that the proposal does not proceed to a Gateway Determination.  

Should the planning proposal proceed to a Gateway Determination there would be public 

authority community consultation, a public exhibition period and a further report to Council 

prior to proceeding with the making of any amendment to LLEP 2008. 

6. CONCLUSION 

The planning proposal for Lot 1 Governor Macquarie Drive, Warwick Farm seeks to amend 
the LLEP 2008 to rezone the site from B5 Business Development to part B4 Mixed Use and 
R4 High Density Residential, with increases to the FSR from 0.75:1 to 3:1 and HOB from 15 
metres to 50 metres. The planning proposal also seeks to decrease the lot size from 2 
hectares to 1,000m². The planning proposal as submitted by the applicant would facilitate 
development of the subject site on a scale of approximately 830 residential units in apartment 
buildings varying from 9 to 15 storeys in height. The development would include up to 
5,000m² of commercial retail space and 7,000m² of open space. 
 
In relation to strategic merit, there is a strong focus within the Regional Plan, District Plan and 
Place Strategy for the protection of urban services land, including land zoned for B5 Business 
Development. Section 3.8(2) of the EP&A Act requires planning proposals give effect to 
district strategic plans (i.e. the District Plan). Both the Regional Plan and District Plan 
safeguard urban services land against land use conflicts with non-compatible uses, such as 
residential use. The planning proposal is therefore contrary to Section 3.8(2) of the EP&A Act. 
Further, the Place Strategy identifies the site as suitable for innovation/ research/ health/ 
advanced manufacturing activities and explicitly states the precinct should exclude residential 
development.  
 
While the site is currently vacant, the current zoning of the site has the ability to facilitate 
urban services land. The Regional Plan and District Plan reaffirm maintaining a sufficient 
supply of land, particularly in areas such as Liverpool, where the likely long-term population of 
the area and future wider employment activities will increase demand for local industrial and 
urban services land. The change of land use zoning from B5 Business Development to B4 
Mixed Use and R4 High Density Residential will result in a loss of urban services land. The 
rezoning will undermine the requirement to plan and manage urban services land in Liverpool 
and will not respond to the identified need to retain these lands in response to long-term 
projected population and development growth. 
 
With regard to site-specific merit, the fundamental reasons for the refusal of the previous 
planning proposal have not been addressed and remain unresolved in this current planning 
proposal. In the absence of a broader integrated transport strategy and comprehensive 
flooding studies, it is considered the planning proposal cannot be supported. 
 
The Place Strategy requires that an integrated transport strategy is required to establish the 
capacity and viability of land and infrastructure to support future growth within the 
Collaboration Area. The Place Strategy states that existing transport constraints need to be 
addressed before further growth can occur. In this respect, the planning proposal is 
considered to be premature given the transport strategy being led by TfNSW is not due for 
completion until the end of 2019. 
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With regards to flooding, the Place Strategy identifies that future development close to 
Georges River must address flooding challenges. The Place Strategy requires a review and 
update of existing plans affecting the entire Collaboration Area to deliver confidence that flood 
risk is appropriately addressed.  
 
Given the significant flood constraints within the Collaboration Area, accurate flood mapping 
information and the production of the identified suite of flood reports is critical to make 
informed decisions about future development in the Collaboration Area. At this current time 
there is insufficient information with regards to flooding. The planning proposal is considered 
to be premature given the flood work has not yet been undertaken and is not due for 
completion for at least 12 months.  
 
This report concludes that the planning proposal cannot be supported as the planning 
proposal does not satisfy the strategic and site specific merit tests. 
 
7. ATTACHMENTS  
 
1. Planning proposal  
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Attachment 1: Planning Proposal 
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Item no 
 

3 

Application Number 
 

RZ-2/2019  

Proposal Planning proposal to rezone and amend development standards for 
certain land subject to Basin 14 and Bernera Road, Edmondson 
Park.  
 

Recommendation Proceed to Gateway determination  
 

Planning Officer Nancy Norris – Strategic Planner 
Masud Hasan – Senior Strategic Planner   

 
1. EXECUTIVE SUMMARY  

 
A planning proposal (RZ-2/2019) has been prepared to rezone and amend development 
standards for certain land subject to Basin 14 and Bernera Road, Edmondson Park.  
 
Land subject to this planning proposal contains an area known as ‘Basin 14’, which is to be 
acquired by Liverpool City Council for the purposes of stormwater infrastructure and flood 
mitigation measures. The area will also have a secondary function of providing land for open 
space and recreation purposes. Consultation with Storm Consultants for the development of 
a basin design began in December 2017 and the detailed basin design is to be finalised in 
2019.  
 
The Liverpool Local Environmental Plan 2008 (LLEP 2008) zoning and development 
standards currently reflect Council’s preliminary conceptual design for the basin. The basin is 
no longer to be constructed in accordance with the preliminary concept design, as there is an 
access driveway to a house of worship bisecting the site. The arrangements and costs 
involved to move this access driveway are undesirable. 
 
The planning proposal seeks to facilitate the development of the revised design for Basin 14, 
which will provide much needed stormwater infrastructure and public open space to the 
rapidly growing suburb of Edmondson Park. The planning proposal seeks to enable the 
appropriate acquisition of land by Council as well as assist in the orderly development of land 
adjacent to the basin. The following matters have been addressed in the planning proposal:  
 

1. The revised design of Basin 14 extends the basin further south, resulting in additional 
land to be acquired by Council. This extension has resulted in a long narrow parcel of 
residential zoned land that is unfeasible to develop due to its current size;   
 

2. The revised design has resulted in land currently zoned R3 Medium Density 
Residential identified as being required for the basin footprint; 
 

3. The revised design has resulted in RE1 Public Recreation land identified as surplus to 
Councils initial requirements for the basin footprint. This land is no longer required for 
acquisition by Council and can be rezoned to assist in the orderly development of the 
area surrounding the basin; 
 

4. The revised basin design has resulted in amendments to the indicative layout plan 

(ILP) within Part 2.11 of the Liverpool Development Control Plan 2008 (LDCP 2008). 

This is to reflect a new road layout and pedestrian access around the site. The 
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development standards for a parcel of land south of the basin are to be altered to 

rationalise the boundaries of its standards in accordance with the amended road 

layout; and      

 
5. The detailed design and construction of Bernera Road (adjacent to the basin), has 

resulted in inconsistencies between LEP mapping, the new road alignment and 
adjacent lot boundaries.     

 

 
Figure 6: Matters addressed within the planning proposal 
 
The planning proposal has strategic and site specific merit. The planning proposal is not 
inconsistent with the metropolitan plan, district plan, community strategic plan, ministerial 
directions and SEPPs.  
 
The application is referred to the Liverpool Local Planning Panel (LLPP) in accordance with 
cl.2.19 of the Environmental Planning and Assessment Act 1979 for advice. Council officers 
recommend that the planning proposal proceeds to Gateway subject to consideration by the 
elected Council. 
 
 
  

1. R1 land to be rezoned RE1 
(with approximate civil works 
line for basin shown in red) 

3. RE1 land to be 
rezoned R1 

5. Various re-
zonings along 
Bernera Road  

2. R3 land to be 
rezoned RE1  

4. Development standards 
to be rationalised in 
accordance with Draft ILP  
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2. SITE AND LOCALITY DESCRIPTION 
 
The Site 
 
The planning proposal relates to ten lots accessible from Camden Valley Way, Bernera Road 
and Croatia Avenue, which contain a variety of land use zones and are largely undeveloped. 
One of these lots form part of the recently re-aligned Bernera Road and one lot is also 
accessible from Manchuria and Poziers Road.  
 
The subject land contains a tributary of Maxwells Creek and also contains ‘Maxwells Creek 
North Riparian Park’, which is one of three riparian parks identified under Part 2.11 
Edmondson Park of the Liverpool Development Control Plan 2008 (LDCP 2008). This park is 
forecasted to contain passive open space and a children’s play area in accordance with Items 
10 and 11 within Section 6.4 of the Edmondson Park Contributions Plan 2008 (the 
Contributions Plan). It is noted that a transmission easement for electrical lines runs through 
the site.   
 
The addresses and legal descriptions of the subject lots are detailed within Table 1 below, 
and are identified in Figure 2. Note that the planning proposal does not intend on rezoning the 
entirety of all of the subject lands, rather part of some land parcels are proposed to be 
rezoned. 
 
The parcels of land subject to the planning proposal are outlined in Figure 3. Land to be 
rezoned for the facilitation of Basin 14 include approximately 14,000m2 of R1 General 
Residential zoned land, 3,200m2 of RE1 Public Recreation zoned land and 400m2 of R3 
Medium Density Residential zoned land. Miscellaneous zonings along Bernera Road, and 
development standards for a portion of land south of the basin are to also be amended.  
 
It is noted that one of the subject lots (Lot 12 DP 1239712) is currently subject to two  
development applications (DA-665/2018 and DA-561/2016/A), for the construction of a multi 
dwelling housing development comprising 11 dwellings and including strata subdivision, and 
for the modification of stormwater easements and lot sizes, respectively. The planning 
proposal is not required to support these developments, nor will this planning proposal alter 
any planning controls which will influence the development applications.  
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Table 1: Subject lot addresses, legal descriptions and proposed changes  

Address Legal Description Current Zoning Proposed Zoning 
N/A Lot 1 DP 1129337 B6 SP2 
Lot 1 Bernera Road Lot 1 DP 1228502 B6 SP2 

R3 SP2 
No. 10 Croatia Avenue Lot 2 DP 1228502 SP2 B6 

SP2 R3 
SP2 RE1 
R3 RE1 

No. 30 Croatia Avenue Lot 4 DP 1228502 R3 RE1 
SP2 R3 
SP2 RE1 
R1 RE1 
R3 RE1 

No. 50 Croatia Avenue Lot 6 DP 1228502 SP2 R1 
No. 2072 Camden Valley 
Way 

Lot 1 DP 567321 R1 RE1 

No. 2082 Camden Valley 
Way 

Lot 2 DP 567321 R1 RE1 

Lot 12 Camden Valley 
Way 

Lot 12 DP 1239712 RE1 R1 

Lot 304 Dragoon Road  Lot 304 DP 1238463 R1 RE1 
Lot 164 Manchuria Road Lot 164 DP 1218597 R1 RE1 
 
 

 
Figure 2: Aerial view of subject lots  
 

Lot 1 DP 1129337 

Lot 1 Bernera Rd 
DP 1228502 

10 Croatia Ave 
Lot 2 DP 1228502 

30 Croatia Ave 
Lot 4 DP 1228502 

50 Croatia Ave 
Lot 6 DP 1228502 

2072 Camden Valley Way 
Lot 1 DP 567321 

2082 Camden Valley Way 
Lot 2 DP 567321 

Lot 304 Dragoon Rd  
DP 1238463 

Lot 164 Manchuria Rd 
DP 1218597 

Lot 12 Camden Valley 
Way DP 1239712 
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Figure 3: Parcels of land subject to the planning proposal   
 
The site falls from the south towards Camden Valley Way, by approximately 12m. Majority of 
the site contains a riparian corridor and is identified as predominantly low to medium flood 
risk, due to the presence of a tributary of Maxwells Creek. Refer to Figures 4 and 5.     
 

 
Figure 4: Riparian Corridor 
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Figure 5: Flood Planning Area and Flood Risk  
 
The site has been biodiversity certified under the State Environmental Planning Policy (Sydney 
Region Growth Centres) 2006 (Growth Centres SEPP). Land currently zoned R1 General 
Residential is identified as containing Forest Red Gum vegetation types in both good (canopy 
cover greater than 10%) and poor (scattered trees) condition. Refer to Figure 6 below.   
 

 
Figure 6: Vegetation Types  
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The Locality  
 
The subject site is located within the South West Growth Centre within the State 
Environmental Planning Policy (Sydney Region Growth Centres) 2006 and is identified in the 
Edmondson Park Structure Plan in Part 2.11 of LDCP 2008. The locality is predominantly 
characterised by recently subdivided land and low density residential areas. Established 
dwelling houses are situated north of Camden Valley Way within the R2 Low Density 
Residential zone, whilst new low density dwellings are being developed within the R1 General 
Residential zone to the east and west of the site. High density development is proposed to be 
concentrated to the south of the site near Edmondson Park station.  
 
The site is adjacent to Camden Valley Way and is approximately 500m west of the M5 and 
M7 Motorways. Casula Crossroads Homemaker Centre is approximately 700m east and 
Edmondson Park shops (including ALDI and Woolworths) are approximately 600m west.  
 

 
Figure 7: Locality Map 
 
  

Subject Lots 

Camden Valley Way 
 

Crossroads Casula 
 

Maxwells Creek 

Edmondson Park 
Train Station 
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3. BACKGROUND/HISTORY 
 
The Edmondson Park precinct was rezoned from 1(e) Rural – Future Urban to 2(e) 
Residential – Developing Communities by Amendment 83 to the Liverpool Local 
Environmental Plan 1997 on the 31st March 2006. Following the adoption of the Liverpool 
Local Environmental Plan 2008 the precinct was primarily zoned R1 (General Residential). 
Since the initial rezoning, the precinct has been undergoing urbanisation. This rezoning 
formed part of an extensive planning exercise, which was informed by numerous 
investigations including a variety of flooding studies, as discussed below. Since this time, the 
forecasted growth for Edmondson Park has increased, particularly with the development of 
Edmondson Park South under the State Environmental Planning Policy (State Significant 
Precincts) 2005. This has placed increased pressure on existing and proposed infrastructure 
in Edmondson Park.    
 
Flood Studies and Strategies for Edmondson Park 
 

 The Cabramatta Creek Basin Strategy was developed in the 1980's to ensure 
forecasted development would not increase flooding impacts to the creek and locality. 
This strategy included 19 flood detention basins across urban release areas within the 
catchment area, with Basin 12 and Basin 14 situated in Edmondson Park; 
  

 Edmondson Park is located in the upper reach of Cabramatta Creek and is traversed 
by Cabramatta Creek, Maxwells Creek and its tributaries. The rezoning of Edmondson 
Park for urban development in 2006 included the provision of Basin 12 (across 
Cabramatta Creek at Jardine Drive) and Basin 14 (across Maxwells Creek tributary, 
south of Camden Valley Way). These basins are consistent with Council's strategy for 
Cabramatta Creek; 
 

 A number of flood studies were undertaken from early 2000 to 2008 to inform the 
rezoning of Edmondson Park for urban development. These studies included the 
Water Cycle Management Study (GHD 2003) and Edmondson Park Flood Study 
(Web McKeon 2007). Both of these studies prepared concept design proposals with 
different configurations for Basin 14; 
 

 The Cabramatta Creek Basin Strategy has been assessed through a number of flood 
studies and reviews undertaken by Bewsher Consulting for Council in 2004, 2006 and 
2011. These concluded that the strategy was performing effectively in achieving its 
flood mitigation objectives and confirmed the need for the construction of remaining 
basins identified in the strategy, including Basin 14;  
 

 In 2014, FloodMit and Storm Consultants developed concept designs for Basin 12 and 
Basin 14. Flood behaviour was assessed through 2D Tuflow hydraulic modelling to 
ensure increased flows from new development in Edmondson Park would not 
adversely impact the area. Subsequently, the detailed design and construction of 
Basin 12 was completed;   
 

 In December 2017, Council engaged Storm Consulting to undertake the detailed 
design of Basin 14. This design is currently being finalised and has incorporated water 
quality measures such as rain gardens, as well as recreational facilities such as foot 
paths and viewing platforms. The scope of works are as follows:  

- Stage 1: Feasibility Assessment 
- Stage 2: Preliminary Concept Design 
- Stage 3: Flood Impact Assessment 
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- Stage 4: Detailed Concept Design of the basin 
- Stage 5: Detailed Design of the basin 
- Stage 6: Environmental Assessment and Management 

 
 This planning proposal is required to facilitate the proposed changes to the existing 

basin footprint to accommodate the detailed design of Basin 14.  
 
 
4. DETAILS OF THE PROPOSAL   
 
The planning proposal seeks to facilitate the development of the revised design for Basin 14. 
As discussed, the LLEP 2008 zoning and development standards currently reflect Council’s 
preliminary conceptual design for Basin 14. However, it is no longer desired to construct the 
basins as per the initial concept design as this would sever the access driveway to an existing 
house of worship, requiring a new access point which would induce additional traffic onto 
residential streets. Consequently, a new basin design was developed by Storm Consulting 
and is to be finalised in 2019. Refer to Attachment 2 for the detailed design for the basin.  
 
This planning proposal seeks to amend the LLEP 2008 to facilitate the development of the 
revised basin design, as follows:  
 

 The revised design extends Basin 14 further south, resulting in additional land to be 
acquired by Council. RE1 Public Recreation zone is to be extended to cover the new 
footprint of the basin. The extension of the basin has resulted in a long narrow parcel 
of residential zoned land that is unfeasible to develop due to its current size. As 
quality open space is in high demand in Edmondson Park due to rapid residential 
development, this land is to also be rezoned from R1 General Residential to RE1 
Public Recreation and used as an area of public open space adjacent to the basin.  

 
 The revised design has identified land currently zoned R3 Medium Density Residential 

as being required for the basin footprint. This land is to be rezoned to RE1 Public 
Recreation. This includes approximately 150m2 of land at 10 Croatia Avenue (Lot 2 
DP 1228502) which is too small to develop independently, and approximately 250m2 
of land at 30 Croatia Avenue (Lot 4 DP 1228502). This land has been removed from 
the outskirts of the R3 Medium Density Residential land and the remaining area is 
considered to contain an acceptable level of development yield.  

 
 The revised design has resulted in RE1 Public Recreation zoned land at Lot 12 

Camden Valley Way (DP 1239712) identified as surplus to Councils initial 
requirements for the basin footprint. As this land is no longer required for acquisition 
by Council, it is to be rezoned to R1 General Residential to assist in the orderly 
development of the area surrounding the basin. 

 
 The revised basin design has resulted in amendments to the indicative layout plan 

(ILP) within Part 2.11 of the Liverpool Development Control Plan 2008 (LDCP 2008). 
This is to provide a new road layout and pedestrian access around the site. The 
amendment of development standards on a portion of land at 50 Croatia Avenue (Lot 
6 DP 1228502) will rationalise standards in accordance with the Draft ILP. The height, 
floor space ratio and dwelling density standards are to be increased, and minimum lot 
size standards are to be reduced, to correspond with the current standards on the 
western part of this lot.  

Note: The DCP amendment is not detailed within this report, as the Local Planning Panel 
does not have a statutory role in providing advice on the DCP under the Environmental 
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Planning and Assessment Act 1979. The Draft LDCP 2008 will be exhibited alongside the 
proposed changes to the LLEP 2008.  

 
 The detailed design and construction of Bernera Road (adjacent to the basin), has 

resulted in inconsistencies between LEP mapping, the new road alignment and 
adjacent lot boundaries, which are to be corrected as part of this planning proposal.     

 
The Land Use Zoning, Minimum Lot Size, Floor Space Ratio, Maximum Height of Buildings, 
Land Reservation for Acquisition and Minimum Dwelling Density LLEP 2008 maps are to be 
amended as part of this proposal.   
 
5. CONSIDERATIONS FOR STRATEGIC MERIT   
 
 The Department’s A guide to preparing planning proposals includes the following 

questions to justify the proposal (Section A, Q1 and Q2).  
 

1.   Is the planning proposal a result of any strategic study or report? 
 
The proposal has been driven by alterations to the design of the footprint for Basin 14. The 
basin is broadly identified within the Cabramatta Creek Basin Strategy which was developed 
in the 1980’s to ensure forecasted development would not increase flooding impacts to the 
creek and locality. Storm Consultants were engaged by Council in 2015 to develop a plan for 
Basin 14. A report was prepared in 2018 which provided basin design options, with the 
preferred option being recommended based on hydrology, hydraulics and water quality 
principles. The preferred option has been drafted and is currently being finalised. Whilst the 
redesign results in the optimal configuration and performance of the basin, it also results in a 
required change to the land use zoning and acquisition standards to facilitate its 
development.  
 
The alteration of development standards at 50 Croatia Avenue (Lot 6 DP 1228502) and 
rezoning of land to amend inconsistencies regarding zone boundaries along Bernera Road, is 
not the result of a strategic study or report. The planning proposal will facilitate the resulting 
changes in land zoning, land acquisition and planning standards.  
 

2.   Is the planning proposal the best means of achieving the objectives or intended 
outcomes, or is there a better way? 

 
Yes. The planning proposal is the best means of achieving the intended outcomes. The 
subject land is currently zoned in accordance with the concept basin footprint and concept 
road alignment. As the basin footprint has been extended south, the LLEP 2008 zoning and 
development standards maps are required to be amended to enable the development of this 
revised basin design.  
 
Construction of the basin is considered necessary so that a number of temporary detention 
basins on privately owned land can be decommissioned and redeveloped for other uses, as 
per the zoning of those lands. Additionally, due to the reconfiguration of the basin footprint, 
land has been identified which is now surplus to requirements. As the land will not be 
required for drainage or open space purposes, the planning proposal will remove the land 
acquisition from Council and will allow the land to be developed in an orderly fashion. The 
quantum of open space land will be balanced by the gain of additional open space land 
towards the south of the basin area.  
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Furthermore, the planning proposal is to alter development standards at 50 Croatia Avenue 
(Lot 6 DP 1228502) to rationalise standards in accordance with the Draft ILP within Part 2.11 
of the LDCP 2008, as well as amend inconsistencies in LLEP 2008 mapping around the 
recently re-aligned Bernera Road. A planning proposal facilitating the necessary amendments 
to the LLEP 2008 is therefore the best means of achieving the objectives and intended 
outcomes. 
 
 The Department’s A guide to preparing planning proposals includes the following question 

to delineate consistency with the NSW strategic planning framework (Section B, Q3).  

12.   Is the planning proposal consistent with the objectives and actions of the applicable 
regional, sub-regional or district plan or strategy (including any exhibited draft plans or 
strategies)? 

 
The planning proposal is considered to be consistent with relevant regional, sub-regional or 
district plan or strategies. The objective of the planning proposal is not to increase residential, 
commercial or industrial development, rather it is to amend land use zones and relevant 
development standards to enable the provision of essential stormwater and community 
infrastructure, as well as to correct mapping errors. The infrastructure is necessary to 
accommodate the planned growth of the Edmondson Park area and will further assist in the 
provision of open space and recreational facilities to the community. The proposal 
rationalises land uses and development standards to enable the orderly development of 
surrounding land. Assessment against each of the relevant strategies is provided in the 
planning proposal attached. 
 
 The Department’s A Guide to Preparing Planning Proposals includes the following 

question (Section B, Q4)  
 

13. Is the planning proposal consistent with Council’s local strategy or other local strategic 
plan? 

 
The Planning Proposal is generally consistent with Council’s Community Strategic Plan: Our 
Home, Liverpool 2027. Council’s strategy adopts a quadruple bottom line approach, being 
Creating Connection (Social), Strengthening and Protecting Our Environment (Environment), 
Generating Opportunity (Economic), and Leading through Collaboration (Civic Leadership). 
 
The planning proposal is consistent with the following desires of the community: 
 

 Creation of more green spaces 
 The planning proposal increases the extent of land to be zoned for public open 

space. Continued residential development within Edmondson Park has 
resulted in an increased demand for quality open space.   

 
 Creation of well-planned, attractive and people-friendly urban environments 

 The planning proposal will enable the LLEP 2008 to facilitate the development 
of the redesigned basin. This will ensure that down-stream flooding impacts 
are mitigated, and that temporary detention basins can be decommissioned. 
The provision of a more regular shaped space for a basin and public open 
space allows Council to provide synergies between these two spaces. The 
basin footprint is to be embellished with footpaths and landscaping providing 
passive recreation opportunities.  

 
 Well managed use of Council’s resources 
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 The planning proposal results in the well managed use of Council resources as 
it will facilitate the optimal design of the basin and public open space. The 
rezoning of land at Lot 12 Camden Valley Way (DP 1239712) to residential 
uses means that Council does not have to acquire land which is surplus to the 
requirements of the new basin design, thereby optimising Council resources. 
Although the revised basin design requires Council to acquire additional land, 
the new design ensures the optimal performance of the basin to best meet the 
stormwater and social infrastructure needs of Edmondson Park.      

 
The planning proposal is consistent with the following actions for Council: 
 

 Protect and enhance bushland, rivers and the visual landscape 
 The proposed rezoning to facilitate the development of Basin 14 will result in 

the provision of public open space surrounding the North Tributary of Maxwells 
Creek. The addition of land currently zoned for residential uses, to land 
dedicated for the basin, will result in the increased protection of the creek.   
 

 Exercise planning controls to create high-quality, inclusive, urban environments 
 In addition to the facilitation of Basin 14, the planning proposal seeks to 

rationalise planning controls on the site to align development standards with 
the Draft ILP, amend mapping inconsistencies, ensure the orderly 
development of land and remove isolated land zonings resulting in 
undevelopable land.  

 
Section 9.1 Directions  
 
The planning proposal complies with all relevant directions, pursuant to Section 9.1 of the 
EP&A Act 1979. Full justification as to how the planning proposal is consistent with these 
directions is provided for in the planning proposal attached. 
 
6. CONSIDERATIONS FOR SITE SPECIFIC MERIT   
 
 The Department’s A guide to preparing planning proposals includes the following site-

specific merit questions (Section B, Q3b).  
 
Does the proposal have site-specific merit, having regard to the following:   
 

 the natural environment (including known significant environmental values, 
resources or hazards) and  
 

The planning proposal will enable Council to acquire land for a stormwater detention basin, 
which will result in the protection of the existing and future built environment, as well as the 
enhancement of the natural environment and provision of passive recreation facilities. The 
proposal includes the rezoning of flood prone land, from residential uses to public recreation 
uses.  
 
A portion of land at Lot 12 Camden Valley Way (DP 1239712) will be rezoned to enable 
residential development. This land is flood prone, however the remainder of Lot 12 Camden 
Valley Way is already zoned for residential uses. The DCP provides controls to ensure that 
the land can be made flood free appropriately, preventing harm to life and property in the 
event of a flood.  
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 the existing uses, approved uses, and likely future uses of land in the vicinity of the 
proposal and  
 

The planning proposal is not drastically altering the existing or future uses of the precinct; 
rather the rezoning will rearrange these existing uses, which will facilitate the development of 
the basin, repurpose land zoned for public open space which Council is not seeking to 
acquire, rationalise development standards in accordance with the Draft ILP and amend the 
mapping inconsistencies along Bernera Road. 
 

 the services and infrastructure that are or will be available to meet the demands 
arising from the proposal and any proposed financial arrangements for 
infrastructure provision. 

 
The subject lands have all utility infrastructure available. Any additional yield from the 
development of Lot 12 Camden Valley Way (DP 1239712) or 50 Croatia Avenue (Lot 6 DP 
1228502) will be captured by the existing contributions plan, which will ensure contributions 
for infrastructure and services are collected.    
 
 The Department’s A guide to preparing planning proposals includes the following 

questions regarding State Environmental Planning Policies (Section B, Q5).  
 

5. Is the planning proposal consistent with applicable State Environmental Planning 
Policies? 

The planning proposal complies with, or is not inconsistent with any SEPPs that apply to the 
land. Further justification can be viewed in Section 3.5 of the Planning Proposal attached.  
 
 The Department’s A guide to preparing planning proposals (Section B) includes the 

following questions for consideration:  
 
Question  Comment  

7. Is there any likelihood that critical 
habitat or threatened species, 
populations or ecological 
communities, or their habitats, will 
be adversely affected as a result 
of the proposal? 

No. The planning proposal seeks to rezone land 
from predominately residential uses to public 
recreation uses to facilitate the development of the 
basin. This will result in an increase to the extent of 
land zoned for public open space. The RE1 Public 
Recreation zone objectives aim to enhance, 
maintain and protect the natural environment. Land 
subject to the planning proposal has been 
biodiversity certified and the LLEP 2008 and LDCP 
2008 contain provisions in relation to native 
vegetation retention in these areas.  
 

8. Are there any other likely 
environmental effects as a result 
of the planning proposal and how 
are they proposed to be 
managed? 

No. The rezoning of certain lands and alterations of 
development standards is not likely to have any 
significant environmental impacts on the site or 
locality. Whilst the development of the basin will 
involve substantial earthworks and the removal of 
existing vegetation, it will result in an area where 
native vegetation can be established, grow to 
maturity and potentially provide habitat for native 
fauna. It is noted that the proposal results in a net 
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increase of land to be zoned for recreation uses.  
 
The rezoning of land to residential uses at Lot 12 
Camden Valley Way (DP 1239712), is not likely to 
cause negative environmental effects, as the land 
has already been cleared and developed for the 
purpose of a temporary on-site detention basin.  
 
The rezoning of land adjacent to Bernera Road is to 
amend mapping inconsistencies, and land at 50 
Croatia Avenue (Lot 6 DP 1228502) is already 
zoned for residential uses, therefore, the proposed 
changes will not result in any significant 
environmental effects.      
 

9. Has the planning proposal 
adequately addressed any social 
and economic effects? 

The intention of the planning proposal is not to uplift 
or downzone land, rather it is to facilitate flood 
mitigation infrastructure, which will serve to protect 
the existing and proposed built environment.  
 
Certain land is to be rezoned and development 
standards are to be amended to facilitate the basin. 
As detailed further in Section 3.9 of the planning 
proposal, the most likely economic effects would be 
to the owners of land being rezoned from R1 
General Residential and R3 Medium Density 
Residential to RE1 Public Recreation. Council’s 
acquisition of this land will be subject to the Land 
Acquisition (Just Terms Compensation) Act 1991.  
  

10. Is there adequate public 
infrastructure for the planning 
proposal? 

The planning proposal is not considered to demand 
any additional public infrastructure. The planning 
proposal may result in a marginal increase in 
development yield for Lot 12 Camden Valley Way 
(DP1239712) due to a portion of land being rezoned 
to residential uses, and 50 Croatia Avenue (Lot 6 DP 
1228502) due to amended development standards. 
It is considered that the extinguishment of 
development in land being rezoned to RE1 will off-
set this marginal increase.  
 
The proposal seeks to facilitate the delivery of flood 
mitigation infrastructure adjacent to an area of public 
open space. Given the current and forecasted 
growth of Edmondson Park, there is increased 
demand for both stormwater infrastructure and 
quality open space.        
 

11. What are the views of state and 
Commonwealth public authorities 
consulted in accordance with the 
Gateway determination? 

The views of State and Commonwealth public 
authorities will be considered following a Gateway 
determination. The following government agencies, 
or utility owners, have been identified as potentially 
interested parties for reasons given below: 



LIVERPOOL CITY COUNCIL 
 

LOCAL PLANNING PANEL REPORT 
                    27th May 2019 
  
  

137 

 

 

 
 NSW Department of Primary Industries: A 

tributary of Maxwells Creek runs through the 
subject site;   
 

 Endeavour Energy & Transgrid: An 
easement for a transmission line runs 
through the subject site; 
 

 Roads and Maritime Services: The subject 
site is adjacent to Camden Valley Way, which 
is a classified road; 

 
 APA Gas & Jemena: A gas pipeline is 

located under Camden Valley Way, which 
places the subject site within the asset 
notification zone; and 
 

 NSW Office of Environment and Heritage: 
The subject site contains riparian land, flood-
prone land and vegetation.   

 
  
Next Steps 
 
Following the Panel’s consideration, changes may be made to the planning proposal. The 
proposal would then be reported to Council for endorsement and subsequently forwarded to 
the Department of Planning and Environment seeking a Gateway determination. 
 
Following a Gateway Determination in support of the planning proposal, there will be public 
authority and community consultation, a public exhibition period and a further report to 
Council, prior to proceeding with the making of any amendment to the LLEP 2008.  
 
7. CONCLUSION 
 
The planning proposal has been prepared to facilitate the revised design of Basin 14 in 
Edmondson Park. Council considers the planning proposal has strategic and site specific 
merit, and complies with the broader planning framework, including the metropolitan plan, 
district plan, community strategic plan, Ministerial Directions and SEPPs. The planning 
proposal aims to promote positive social, environmental and economic outcomes.  
 
The above discussions of strategic and site merit are presented to the Panel for consideration 
and advice. 
 
8. RECOMMENDATION  
 
That the planning proposal is supported and be presented to Council at the next available 
meeting seeking a Gateway determination. 
 
9. ATTACHMENTS  
 
1. Planning Proposal  
2. Draft Basin 14 Civil Drawings 
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Attachment 1: Draft Planning Proposal  
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Item no: 4 

Application Number: RZ-4/2019  

Proposal: Planning proposal to amend Schedule 1 of the Liverpool Local 
Environmental Plan 2008 to allow car parking as a land use permitted 
with consent at Collimore Park. 

Property Address Collimore Park, Moore St, Collimore Ave and Elizabeth Drive, 
Liverpool  

Legal Description: Lot 1 & 2 DP 1089398, Lot 400 DP 1185131, Lot 7009 DP 1027995 
The previous creek corridor that traverses through the centre of the 
site 

Recommendation: Proceed to gateway review 

Assessing Officer: Luke Oste, Strategic Planner 

 
1. EXECUTIVE SUMMARY  

 
The planning proposal amends Schedule 1 of LLEP 2008 to permit car parking as an 
additional permitted use with development consent at the subject site. The planning proposal 
has strategic and site specific merit. It is recommended that the planning proposal be 
submitted to the Department of Planning & Environment for a Gateway determination.  
 
Collimore Park currently contains an expansive at–grade public car park that was constructed 
in 2011 as exempt development under State Environmental Planning Policy (Infrastructure) 
2007. The site is currently zoned RE1 – Public Recreation and SP2 – Infrastructure 
(Electricity Transmission) under the Liverpool Local Environmental Plan 2008 (LLEP 2008). 
Car parking is not a permissible landuse within these existing zones under the LEP.  
 
Council prepared the Liverpool City Centre Traffic Study 2017 and a subsequent draft 
scoping and implementation plan for a new car park at Collimore Park in 2017. This 
secondary scoping and implementation plan was considered at Council’s ordinary meeting of 
13 December 2017, where Council resolved: 

 
That Council: 

 
1. Notes the draft scoping and implementation plan; 

 
2. Directs the CEO to immediately allocate funding for design investigation for a 

multideck car park at the existing Collimore Car Park in the 2017/2018 budget; 
 

3. Continues to work with the RMS and TfNSW for design investigations, and 
upgrade of Hume Highway/Hoxton Park Road/Macquarie Street intersection, 
whilst seeking the support of the Member for Liverpool & Member for Holsworthy 
to lobby their respective parties; 

 
4. Continues representations to the State Government to improve regional traffic and 

transport infrastructure, parking and services in and around the Liverpool City 
Centre; and 

 
5. Move the construction of Collimore Park parking station to the 0-5 year category. 
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The planning proposal has been drafted (see Attachment 1) as required by the above 
Council resolution, specifically point 2 and 5 (see Attachment 2). This planning proposal 
represents the first step in facilitating the future construction of a multi-storey car park on the 
site by enabling car parking as a permitted landuse on the site under the LLEP 2008. It is 
envisioned that the future development would be located where the existing car park is 
located, while retaining the valuable recreation infrastructure present within Collimore Park.  
 
In accordance with the requirements of Section 2.19(1)(b) of the Environmental Planning and 
Assessment Act 1979, this proposal has been submitted to the Liverpool Local Planning 
Panel for advice. 
 

2. SITE DESCRIPTION AND LOCALITY 
 
The Site 

 
The subject site is Collimore Park and is legally identified as follows: 
 

 Lot 1 DP 1089398; 
 

 Lot 2 DP 1089398; 
 

 Lot 400 DP 1185131;  

Figure 7 Location of subject site outlined in red (Nearmap 2019) 
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 Lot 7009 DP 1027995; and 
 

 The previous creek corridor that traverses through the centre of the site. 
 
The total area of the subject site is approximately 38,500m2. The site is bound by Elizabeth 
Drive to the north, Collimore Avenue to the east, Moore Street to the south, and Brickmakers 
Creek to the west. The site currently contains the following: 
 

 Outdoor Futsal Soccer field; 

 Basketball courts; 

 Children’s play equipment; 

 At-grade public carpark; 

 Public, outdoor gym equipment; and 

 Brickmakers Creek running along the western edge of the site. 

The site is currently zoned RE1 – Public Recreation and SP2 – Infrastructure (Electricity 

Transmission). Refer to Figure 2 below for the zoning map extract of the subject site. 

 
The Locality  
 
The subject site is located on the western edge of the Liverpool CBD. Adjoining the site to the 

north is Elizabeth Drive and Waddell Brothers Park, with some low density residential 

dwellings located to the north-east. To the east of Collimore Avenue are a variety of low and 

medium density residential developments ranging from single storey dwellings to three storey 

residential flat buildings. A larger residential area is located to the south of Moore Street 

Figure 8 Zoning Map Extract from LLEP 2008 (subject site outlined in black) 
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consisting of a variety of 3-4 storey residential flat buildings. Finally, Brickmakers Creek runs 

along the western edge of the site, with further low and medium density residential 

developments located to the west ranging between one and two storeys in height. 

 
3. DETAILS OF THE PROPOSAL 
 
At its ordinary meeting of 13 December 2017, Council resolved: 

 
That Council: 
 
1. Notes the draft scoping and implementation plan; 

 
2. Directs the CEO to immediately allocate funding for design investigation for 

a multideck car park at the existing Collimore Car Park in the 2017/2018 
budget; 

 
3. Continues to work with the RMS and TfNSW for design investigations, and 

upgrade of Hume Highway/Hoxton Park Road/Macquarie Street intersection, 
whilst seeking the support of the Member for Liverpool & Member for Holsworthy 
to lobby their respective parties; 

 
4. Continues representations to the State Government to improve regional traffic and 

transport infrastructure, parking and services in and around the Liverpool City 
Centre; and 

 
5. Move the construction of Collimore Park parking station to the 0-5 year 

category. 
 
The planning proposal has been drafted as required by the above Council resolution, 
specifically point 2 and 5 (see Attachment 1). 
 
The Proposal  
 
The planning proposal amends Schedule 1 of LLEP 2008 to permit car parking as an 
additional permitted use with development consent at the subject site to facilitate the future 
development of a multi-storey car park where the existing commuter car park is located 
currently.  
 
4. CONSIDERATIONS FOR STRATEGIC MERIT 
 
The Department’s A guide to preparing planning proposals includes the following questions to 

justify the proposal (Section A, Q1 – 3).  

3.    Is the planning proposal a result of an endorsed local strategic planning statement, 
strategic study or report? 
 
No. The planning proposal is not the result of an endorsed local strategic planning 
statement, strategic study or report. However, it is the result of the Transport Strategy 
for Liverpool City Centre prepared for Council by GTA Consultants in 2017 and the 
Liverpool City Centre Traffic Study 2017 – Draft Implementation Plan. 
 
Whist the study and plan have not been endorsed by the Department of Planning & 
Environment, they have demonstrated the need for additional car parking provision 
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within the Liverpool CBD. Both the study and the plan identify the expansion of 
Collimore Car Park as a recommended improvement. 
 

4.    Is the planning proposal the best means of achieving the objectives or intended 
outcomes, or is there a better way? 
 
Yes. A planning proposal seeking car parking as an additional permitted use on the 
subject site is the most appropriate method of achieving Council’s objective of 
providing an enlarged commuter car park on the site.  
 

The Department’s A guide to preparing planning proposals includes the following question to 

delineate consistency with the NSW strategic planning framework (Section B, Q3).  

14. Will the planning proposal give effect to the objectives and actions of the applicable 
regional, or district plan or strategy (including any exhibited draft plans or 
strategies)? 

 
The planning proposal will give effect to the Greater Sydney Region Plan A Metropolis of 
Three Cities, particularly Objective 12: Great places that bring people together; and Objective 
22: Investment and business activity in centres. Refer to the table below for an assessment 
against these identified objectives. 
 

Objective  Strategy Assessment 

Objective 12: 
Great places 
that bring 
people 
together 

Strategy 12.2 In Collaboration Areas, 
Planned Precincts and planning for 
centres: 

 Investigate opportunities for precinct-
based provision of adaptable car 
parking and infrastructure in lieu of 
private provision of car parking; 

 Ensure parking availability takes into 
account the level of access by public 
transport; 

 Consider the capacity for places to 
change and evolve, and 
accommodate diverse activities over 
time; and 

 Incorporate facilities to encourage the 
use of car sharing, electric and hybrid 
vehicles including charging stations. 

The proposed amendment to 
permit car parking as an 
additional permitted use aligns 
with this strategy in providing 
public parking at a precinct 
scale. This public parking 
provision will be located on a 
central and accessible site that 
is serviced by public transport 
as well as a free shuttle bus for 
CBD workers. In regard to the 
adaptability and use of facilities 
such as charging stations, these 
elements could be included as 
part of a future development, 
however this will need to be 
considered at the Development 
Application stage. 
 

Objective 22: 
Investment 
and business 
activity in 
centres 

Strategy 22.1 Provide access centres 

by: 

 Designing parking that can be 

adapted to future uses. 

A future design for a multi-level 
car park as facilitated by this 
planning proposal that is outside 
the core CBD area will reduce 
the need for parking within the 
CBD core. This has the potential 
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to free up space for other 
commercial developments and 
improvements to the public 
domain. 

 
The proposal also references the Western City District Plan (WCDP) Planning Priority W9: 
growing and strengthening the metropolitan cluster. Refer to the assessment in the table 
below. 
 

Objective  Strategy Assessment 

W9: Growing 
and 
strengthening 
the 
metropolitan 
cluster 

Action 42 In addition to the 
Collaboration Area process outlined 
above, carry out the following: 

 
 protect and develop the commercial 

core 

 improve and coordinate transport and 
other infrastructure to support jobs 
growth 

 improve public domain including tree-
lined, comfortable open spaces and 
outdoor dining 

 improve connectivity and links to the 
Georges River and prioritise 
pedestrian, cycle and public transport 
facilities 

Collimore Park provides an 
accessible and well-serviced 
site that adjoins the CBD of 
Liverpool. Car parking on this 
site ensures that parking 
infrastructure is reduced within 
the commercial core of 
Liverpool, improves the 
coordinated transport of the 
CBD at a precinct level and 
contributes to an improved 
public domain within the CBD 
due to the reduction in car 
parking infrastructure. 
 

 
The Department’s A guide to preparing planning proposals includes the following question to 

delineate consistency with the NSW strategic planning framework (Section B, Q4).  

15. Will the planning proposal give effect to a council’s endorsed local strategic 
planning statement, or another endorsed local strategy or strategic plan? 

 
Liverpool Community Strategic Plan – Our Home, Liverpool 2027 

The proposal to enable car parking on the site aligns with Liverpool’s Community Strategic 
Plan (CSP) – Our Home, Liverpool 2027, which states: 
 

 Direction 3: Generating Opportunity 
o Council will: Advocate for, and develop, transport networks to create an 

accessible city. 
 
The proposal will improve transport networks in relation to Liverpool’s CBD, providing an 
accessible and well-serviced public car park that can contribute to the function and growth of 
Liverpool’s commercial core.  
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Section 9.1 Directions  
 
The planning proposal addresses the following directions, pursuant to Section 9.1 of the 
EP&A Act 1979: 
 

Section 9.1 Direction Complies Justification 

Environment and Heritage 

2.1 Environment 
Protection Zones 

Yes The Brickmakers Creek riparian corridor that traverses 
the western boundary of the site is identified as 
Environmentally Sensitive Land. The proposed 
amendments will not reduce the environmental 
protection standards that apply to the land. The 
protection of this riparian corridor will be further ensured 
by provisions within the Water Management Act 2000 
that controls and limits development within 40m of the 
bank of the creek. 
 

Housing, Infrastructure and Urban Development 

3.4 Integrating Land 
Use and Transport 

Yes The proposal seeks to facilitate a public car park 
development within the subject site. The site is serviced 
by public transport in the form of a bus route to enable 
access to the Liverpool city centre as well as other 
surrounding suburbs. 
 

Hazard and Risk 

4.3 Flood Prone Land No The subject site is identified as within the flood planning 
area and having medium to low flood risk. The location 
of the existing car park area is identified as low flood 
risk, and this is considered acceptable for a public car 
park development. It is deemed that this inconsistency 
is of minor significance. Furthermore, additional flood 
investigations will be undertaken if a Gateway 
determination is issued for the proposal.  
 
Council will ensure that the future development of the 
land is consistent with the principles of the Floodplain 
Development Manual 2005 and the relevant provisions 
of the LLEP 2008 and LDCP 2008. 
 

Regional Planning 

5.10 Implementation 
of Regional Plans 

Yes Consistency with A Metropolis of Three Cities is 
outlined in section 2 above. 
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Local Plan Making 

6.1 Approval and 
Referral 
Requirements 

Yes The planning proposal does not contain provisions 
which require concurrence, consultation or referral to 
any minister or public authority and does not identify 
development as designated development. 
 

6.3 Site Specific 
Provisions 

Yes The proposal seeks to allow the car parking use to be 
carried out in the existing RE1 – Public Recreation and 
SP2 – Infrastructure zones applying to the site through 
a site specific schedule 1 amendment. 
 
No drawings or details are provided within this planning 
proposal detailing a possible future development 
proposal. 
 

Metropolitan Planning 

7.1 Implementation of 
A Plan for Growing 
Sydney 

Yes The proposal seeks to facilitate car parking on the 
subject site and is therefore consistent with Direction 
1.4: Transform the productivity of Western Sydney 
through growth and investment, Direction 1.9: Support 
priority economic sectors, and Direction 1.10: Plan for 
education and health services to meet Sydney’s 
growing needs. 
 

 
Liverpool Local Environmental Plan (LLEP) 2008  
 
The planning proposal addresses some of the aims of the LLEP 2008, being: 
 

(a) to encourage a range of housing, employment, recreation and services to meet the 
needs of existing and future residents of Liverpool, 
 
(d) to strengthen the regional position of the Liverpool city centre as the service and 
employment centre for Sydney’s south west region, 
 
(f) to promote the efficient and equitable provision of public services, infrastructure 
and amenities. 

 
The zoning is to remain unchanged for the subject site. The objectives of the RE1 – Public 
Recreation zone are as follows: 
 

 To enable land to be used for public open space or recreational purposes. 

 To provide a range of recreational settings and activities and compatible land 
uses. 

 To protect and enhance the natural environment for recreational purposes. 
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 To provide sufficient and equitable distribution of public open space to meet the 
needs of residents. 

 To ensure the suitable preservation and maintenance of environmentally 
significant or environmentally sensitive land. 

The objectives of the SP2 – Infrastructure zone are as follows: 
 

 To provide for infrastructure and related uses. 

 To prevent development that is not compatible with or that may detract from the 
provision of infrastructure. 

 To reserve land for the provision of infrastructure. 

The proposal aims to enable car parking as a permissible use with consent within these 
existing zones. A future multi-level car park will help to improve and consolidate the existing 
car parking infrastructure on the site, whilst respecting the public recreation infrastructure and 
the Brickmakers Creek corridor. The intended future use of a portion of the site for public car 
parking allows for the community use of the site to continue as it supports the residents and 
visitors of Liverpool within and around the CBD. 
 
5. CONSIDERATIONS FOR SITE SPECIFIC MERIT 
 
The Department’s A guide to preparing planning proposals includes the following site-specific 
merit questions (Section B, Q3b).  

Does the proposal have site-specific merit, having regard to the following: 

 the natural environment (including known significant environmental values, 

resources or hazards) and  

 

 the existing uses, approved uses, and likely future uses of land in the vicinity of the 

proposal and  

 

 the services and infrastructure that are or will be available to meet the demands 

arising from the proposal and any proposed financial arrangements for 

infrastructure provision. 

 
The subject site currently contains an expansive at-grade car park that was converted from 
netball courts. The proposal to permit car parking as an additional permitted use will allow for 
a future multi-storey public car park to be developed on the subject site. The Brickmakers 
Creek corridor that runs along the western edge of the site will remain protected, with any 
future works being required to comply with the Water Management Act 2000 and be 
assessed as part of a Development Application. Furthermore, it is considered that the existing 
RE1 – Public Recreation zoning that is to remain will help to provide further protective 
measures in ensuring the natural elements of the site are protected and enhanced.  
 
In terms of the existing use of the site, the current public car park use is considered 
appropriate. The characteristics of the site, its location in respect to the local road network 
and Liverpool CBD, and the public transport that services the site all contribute to the ongoing 
and potential future function of the car park.  
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The Department’s A guide to preparing planning proposals includes the following questions 

regarding State Environmental Planning Policies (Section B, Q5).  

5. Is the planning proposal consistent with applicable State Environmental Planning 

Policies? 

State Environmental 
Planning Policy 

Consistency 

State Environmental 
Planning Policy No 55—
Remediation of Land 

Yes – given the site is currently developed as a public car 
park, and recreational park and has been used for 
recreational purposes historically, no contamination is 
predicted to be present on the subject site. 
 

State Environmental 
Planning Policy 
(Infrastructure) 2007 

Yes. The scale of the development would not trigger a 
referral to the RMS pursuant to clause 104. 
 

State Environmental 
Planning Policy (Exempt 
and Complying 
Development Codes) 
2008  

Yes. 
 

State Environmental 
Planning Policy 
(Vegetation in Non-Rural 
Areas) 2017 

Yes 

Greater Metropolitan 
Regional Environmental 
Plan No 2—Georges River 
Catchment 

Yes 

 
The Department’s A guide to preparing planning proposals (Section B) includes the following 
questions for consideration:  
 
Question  Comment  

12. Is there any likelihood that critical 

habitat or threatened species, 

populations or ecological 

communities, or their habitats, will 
be adversely affected as a result 

of the proposal? 

No. 

The planning proposal will not impact critical habitat 

or threatened species, populations or ecological 
communities, or their habitats due to an absence of 

such environmental constraints within the site and in 

close proximity to the site. 

13. Are there any other likely 

environmental effects as a result 

of the planning proposal and how 

are they proposed to be 
managed? 

No. 

The site has been developed as a car park, and a 

recreational public park. Any proposed multi-storey 
car park would be located where the existing at-

grade parking is, and be limited in terms of its scale 

appropriately through the existing planning 
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provisions that apply to the site, including the RE1 – 

Public Recreation zoning that is to remain.  

14. Has the planning proposal 
adequately addressed any social 

and economic effects? 

Social impacts directly related to the proposed 
amendment would be minimal.  

Should the proposal proceed, a site specific traffic 

impact assessment and flood report would need to 
be prepared subsequent to the issuing of a Gateway 

determination.  

15. Is there adequate public 
infrastructure for the planning 

proposal? 

Yes, the site is fully serviced with access to bus 
services, including a free commuter shuttle bus 

service to and from the Liverpool CBD.  

16. What are the views of state and 
Commonwealth public authorities 

consulted in accordance with the 

Gateway Determination? 

The views of state and Commonwealth public 
authorities will occur during consultation in 

accordance with the requirements of a Gateway 

determination issued for the proposal. 

 

Next Steps 

Following a review of the planning proposal by the Local Planning Panel, the usual process 

for planning proposals, is for Council officers to finalise the proposal detailing the proposed 

changes to LLEP 2008 (this report). The Planning Proposal would then be reported to Council 

for endorsement and subsequently forwarded to the Department of Planning and 
Environment seeking a Gateway determination. 

Following a Gateway determination, in support of the Planning Proposal, there would be 

public authority and community consultation, a public exhibition period and a further report to 
Council prior to proceeding with the making of any amendment to LLEP 2008. 

6. CONCLUSION 

It is recommended that the planning proposal proceeds to a gateway determination as the 
proposal has demonstrated strategic and site specific merit and is consistent with the 
resolution of Council.  
 
7. ATTACHMENTS  
 

1. Planning Proposal 
2. Council Resolution 
3. Plan of Management  
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Attachment 1: Planning Proposal 
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