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SUBJECT: ACKNOWLEDGEMENT OF COUNTRY 
 

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

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

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

SUBJECT: DA/2022/455/1 - CONSTRUCTION OF A MULT-UNIT HOUSING 
DEVELOPMENT COMPRISING FOUR (4) BUILDINGS (FOUR STOREY 
APARTMENT BUILDINGS AND TWO STOREY TOWN HOUSES) 
CONTAINING A TOTAL OF 100 UNITS WITH BASEMENT CAR 
PARKING, LANDSCAPING AND ASSOCIATED WORKS - 11 
INGLEBURN ROAD, LEPPINGTON  

FROM: Manager Statutory Planning  
EDMS #: 22/362403      

 

  
 

DA Number: 2022/455/1 

Development: 

Construction of a multi-unit housing development 
comprising four (4) buildings (four storey apartment 
buildings and two storey town houses) containing a total 
of 100 units with basement car parking, landscaping and 
associated works 

Estimated Cost of 
Development: 

$18,728,247 

Site Address(es): 11 Ingleburn Road, Leppington – Lot: 75 DP: 1180577 

Applicant: UPG 198 Pty Ltd 

Owner(s): UPG 198 Pty Ltd 

Number of Submissions: No submissions were received 

Development Standard 
Contravention(s): 

Clause 4.3 – Height of buildings – Appendix 5 Camden 
Growth Centres Precinct Plan – State Environmental 
Planning Policy (Precincts – Western Parkland City) 
2021 

Classification: Local Development 

Recommendation: Refuse. 

Panel Referral Criteria: Sensitive Development 

Report Prepared By: Adam Sampson (Executive Planner) 

 
PURPOSE OF REPORT 
 
The purpose of this report is to seek the Camden Local Planning Panel’s (the Panel’s) 
determination of a development application (DA) for construction of a multi-unit housing 
development comprising four (4) buildings (four storey apartment buildings and two 
storey town houses) containing a total of 100 units with basement car parking, 
landscaping and associated works at 11 Ingleburn Road, Leppington.  
 
The Panel is to exercise Council’s consent authority functions for this DA, as pursuant 
to the Minister for Planning’s Section 9.1 Direction, it is a sensitive development to 
which State Environmental Planning Policy No. 65 – Design Quality of Residential 
Apartment Development applies. 
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 SUMMARY OF RECOMMENDATION 
 
That the Panel determine DA/2022/455/1 for the construction of a multi-unit housing 
development comprising four (4) buildings (four storey apartment buildings and two 
storey town houses) containing a total of 100 units with basement car parking, 
landscaping and associated works, pursuant to Section 4.16 of the Environmental 
Planning and Assessment Act, 1979, by way of refusal for the reasons outlined at the 
end of this report. 
 
EXECUTIVE SUMMARY 
 
Council is in receipt of a DA for construction of a multi-unit housing development 
comprising four (4) buildings (four storey apartment buildings and two storey town 
houses) containing a total of 100 units with basement car parking, landscaping and 
associated works at 11 Ingleburn Road, Leppington. 
 
The DA has been assessed against the Environmental Planning and Assessment Act 
1979, the Environmental Planning and Assessment Regulation 2021, relevant 
environmental planning instruments, development control plans and policies. 
 
The DA was publicly exhibited for a period of 14 days in accordance with Camden 
Community Participation Plan 2021. The exhibition period was from 1st June to 14th 
June 2022 and no submissions were received.  
 
The development seeks to contravene the height of buildings development standard 
prescribed under Clause 4.3 of Appendix 5, State Environmental Planning Policy 
(Precincts – Western Parkland City) 2021 and the applicant has submitted a Clause 4.6 
written request seeking to justify the contravention. 
 
The height plan diagram demonstrates that the development is compressed, with 
subterranean units proposed along the southern side of the development, which would 
result in greater breaches to height if set at or above natural ground level. In addition, 
the development does not demonstrate or provide an effective height transition to the 
adjoining R2 Low Density Residential zone to the south, which has a lower height limit 
(9m). It has not been demonstrated that the additional height will result in a better 
outcome for the site, with the full extent of height not quantified on the development 
plans (RL’s are not shown at the corners of buildings) and noting that the development 
substantially overshadows communal open space areas. The contravention is 
assessed in detail in this report and is not supported by Council staff. 
 
The applicant has provided insufficient information to satisfy the requirements of 
Camden Growth Centre Precincts Development Control Plan in relation to salinity and 
soil management (Clause 2.3.3); native vegetation and ecology (Clause 2.3.5); noise 
(2.3.9) and earthworks (Clause 2.6). In addition, the application fails to comply with 
front setbacks to the upper floor fronting Ingleburn Road to buildings B and C, all floors 
to Building D and to secondary setbacks to the future southern local road and to 
Camden Valley Way to the east upon all levels from Buildings A, B, C and D. 
 
Based on the assessment, it is recommended that the DA be refused for the reasons 
listed at the end of this report. 
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 KEY PLANNING CONTROL VARIATIONS 
 

Control Proposed Variation 

Height of Building – 12m 
maximum 

13.35m at the highest point from 
a lift overrun on Building D. 

1.35m / 11.25% 

 
AERIAL PHOTO 
 

 
 
THE SITE 
 
The site is commonly known as 11 Ingleburn Road, Leppington and is legally described 
as Lot 75 DP 1180577 and has an overall area of 1.44 hectares. The site has a 
frontage of 216.92m to Ingleburn Road, 55.355m to Camden Valley Way and 82.155m 
to Mallow Avenue. 
 
The site is irregular in shape, tapering down at the north-east corner adjacent to the 
intersection of Ingleburn Road and Camden Valley Way. The site was previously 
shaped as a rectangle but has had land acquired from both Camden Valley Way and 
Ingleburn Road to accommodate the Camden Valley Way upgrade and new signalised 
intersection works at Ingleburn Road, including a left-hand turn slip lane. The site has a 
cross fall of approximately 5.86m from the south-east corner to the north-west property 
boundary.  
 
The site contains a single storey dwelling house, with the majority of the site covered in 
road base / gravel for the housing / parking of trucks and equipment. Scattered 
vegetation of native eucalypts exists in the southeast corner of the site. 
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 To the north of the site, on the opposite side of Ingleburn Road is Lockies Hotel. To the 
west, a new residential subdivision exists, with new local roads and dwelling houses 
exists, with several houses under construction. To the south, vacant land exists, with 
new residential subdivision located further to the south. To the east, the site adjoins 
Camden Valley Way, with the Willowdale residential subdivision estate located on the 
opposite side of Camden Valley Way.  
 
The development site is located within the Leppington Precinct on the northern edge of 
the precinct bordering the Austral, North Leppington and the Leppington Major Centre 
to the north of the Southwest Growth Centre.  
 
ZONING PLAN 
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 AREA MASTER PLAN 
 

 
 
HISTORY 
 
The relevant development history of the site is summarised in the following table: 
 

Date Development 

1 December 
2021 

DA/2021/1820/1 for the remediation of contaminated land, 
subdivision of Lot 75 DP1180577 into one superlot and one SP2 
Lot, demolition of existing structures, construction of public road, 
drainage works and associated site works was lodged. The 
application remains undetermined. 
 
A Class 1 Appeal was filed with the NSW Land and Environment 
Court on 11 August 2022 against the deemed refusal of this 
development application. 

7 July 2022 Camden Design Review Panel held for DA/2022/455/1. 
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 THE PROPOSAL 
 
DA/2022/455/1 seeks consent for construction of a multi-unit housing development 
comprising four (4) buildings (four storey apartment buildings and two storey town 
houses) containing a total of 100 units with basement car parking, landscaping and 
associated works. 
 
Specifically, the development involves: 
 

• 2 x 1 studio units, 23 x 1 bedroom units, 35 x 2 bedroom units, 2 x 2 bedroom plus 
study units and 38 x 3 bedroom units. 
 

• Basement carparking for 152 vehicles. 
 

• Ground floor communal open space areas located between each of the buildings. 
 
The estimated cost of the development is $18,728,247. 
 
ASSESSMENT 
 
Environmental Planning and Assessment Act, 1979 - Section 4.15(1) 
 
In determining a DA, the consent authority is to take into consideration such of the 
following matters as are of relevance to the development the subject of the DA: 
 
(a)(i) the provisions of any environmental planning instrument 
 
The environmental planning instruments that apply to the development are: 
 

• State Environmental Planning Policy (Precincts – Western Parkland City) 2021 

• State Environmental Planning Policy (Transport and Infrastructure) 2021 

• State Environmental Planning Policy (Resilience and Hazards) 2021 

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

• State Environmental Planning Policy No. 65 – Design Quality of Residential 
Apartment Development 

 
State Environmental Planning Policy (Precincts – Western Parkland City) 2021 
 
The SEPP aims to co-ordinate the release of land for residential, employment and 
other urban development in the North West Growth Centre, the South West Growth 
Centre and the Wilton Growth Area. 
 
Site Zoning 
 
The site is partly zoned SP2 Infrastructure at the north-west corner of the site, with the 
remainder of the site to the east zoned R3 Medium Density Residential pursuant to 
Appendix 5, Clause 2.2 of the SEPP. 
 
Land Use/Development Definitions 
 
The development is characterised as a ‘residential flat building’ by the SEPP. 
 
Permissibility 
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The development is permitted with consent in the R3 Medium Density Residential zone 
portion of the site pursuant to the land use table in Appendix 5 of the SEPP. 
 
Planning Controls 
 
An assessment table in which the development is considered against the SEPP’s 
planning controls is provided as an attachment to this report. 
 
Proposed Contravention 
 
The applicant proposes a contravention to the height of buildings development 
standard that applies to the site. 
 
The development standard limits buildings to a maximum height of 12m above natural 
ground level. The development will have a maximum height of approximately 13.35 
metres above natural ground level, at its highest point from a lift overrun from Building 
D. Three lift overruns from Building D contravene the maximum building height 
development standard. In addition, a building height contravention is also sought to 
Building B (lift overrun 13.3m and roof 12.3m) and Building C (lift overrun 12.55m and 
roof 12.3m). It should be noted that there are no natural ground levels indicated in the 
architectural plans (i.e. elevations) to determine the true extent of the height of the 
development. 
 
Contravention Assessment 
 
Pursuant to Appendix 5, Clause 4.6(3) of the SEPP, the applicant has submitted a 
written request that seeks to justify the contravention of the development standard.  
 
In summary, the applicant’s written request provides for the following justification for 
the contravention: 
 

• The development proposes a building height that is marginally greater than that 
permitted by the numerical component of the development standard. The primary 
cause of the non-compliance with the height limit is a consequence of the 
topography of the land and the development needing to respond to the 
topography. Based on the accompanying Survey Plans, the site has a fall of 
approximately 5 metres from RL 101.80 metres at the south-eastern corner to RL 
96.80 metres on the north-western corner. 

 
• Importantly, the additional height does not generate additional floor space for the 

development but rather, is a consequence of the need for the development to 
respond to the desired future character of built forms within the precinct and the 
design requirements for the built form under the State Environmental Planning 
Policy No. 65 – Design Quality of Residential Apartment Development Design 
Guide (SEPP 65 ADG). 

 
• A building height of 12 metres typically allows for a 3 to 4 storey development, 

subject to site attributes, constraints and detailed ADG design requirements. 

 
• The buildings propose floor to ceiling heights that satisfy the SEPP 65 ADG 

requirements. However, due to the topography of the land detailed earlier, the 
development slightly breaches the height limit on the northern sides of the 
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 buildings which is unavoidable without considerable stepping of the built forms to 
respond to the topography of the site. The stepping of the buildings would pose 
significant design challenges and compromised buildings on the site in relation to 
accessibility, serviceability, layout and function and the relationship with the 
basement level. 

 
• The non-compliances comprise the roof slab and lift overruns as highlighted in 

Figure 3 earlier within this written request. The non-compliance is reasonable as 
it provides opportunity for the roof of the buildings to pronounce and emphasise 
the top level of the development, without contributing to additional floor space or 
height for the residential component of the building in accordance with objective 
(a). 

 
• Considering that the development achieves the objectives of the development 

standard and the objectives of the land use zone, and furthermore achieves a 
satisfactory level of compliance with the applicable State and Council Planning 
Policies, the proposal is meritorious, and the contravention of the development 
standard is justified. 

 
• On a quantitative basis, the proposed development provides a compliant built 

form apart from the building height which is marginal and subject to this variation 
request. 

 
• Qualitatively, the non-compliant building heights do not cause any additional 

levels of overshadowing onto adjoining properties and the public domain and do 
not exacerbate the bulk and scale of the buildings when viewed from the 
surrounds. The internal amenity afforded to future residents of the development 
will be of a high standard and will not be compromised by the non-compliance 
with the building height development standard. 

 
• To achieve a compliant development, the buildings would need to be stepped to 

respond to the topography of the site which would pose significant design 
challenges and compromised buildings on the site in relation to accessibility, 
serviceability, layout and function and the relationship with the basement level. 
Alternatively, the entire development could be sunken into the site which would 
result in some apartments on the ground floor becoming sub-terranean and 
resulting in poorer amenity for those apartments and the overall development. 
Furthermore, sinking the buildings into the site would not result in a better 
outcome for and from development given the additional height will not be readily 
visible from the surrounds. 

 
• Despite exceeding the statutory maximum building height development standard, 

the proposed redevelopment of the site will facilitate the orderly and economic 
development of the land for the purpose of ‘residential flat buildings’ that will 
positively contribute to the achievement of the vision and strategic objectives of A 
Plan for Growing Sydney and the Western Parkland City SEPP. 
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A copy of the applicant’s written request is provided as an attachment to this report. 
 
Council Staff Assessment 
 
Having regard to the matters for consideration under Clause 4.6 of the SEPP it is 
considered that the objectives of Clause 4.6(1) have not been met as a better outcome 
for and from the development has not been achieved in this instance. 
 
Pursuant to Clause 4.6(4) of the SEPP, it is considered that the applicant’s written 
request has not adequately addressed the matters required to be demonstrated by 
Clause 4.6(3) of the SEPP and that the proposed development will not be in the public 
interest because it is inconsistent with the objectives of the height of buildings 
development standard.  
 
Council staff have reviewed the Clause 4.6 written request and recommend that it be 
not supported for the following reasons: 
 
• The development does not satisfy the objective of Clause 4.3(1)(b) Height of 

buildings – ‘to minimise visual impact and protect the amenity of adjoining 
development and land in terms of solar access to the buildings and open space’, 
as the proposed continuous four (4) storey street wall is not an acceptable 
streetscape presentation and does not fulfill the desired future character of the 
area.  

 
• The development does not satisfy the objective of Clause 4.3(1)(c) Height of 

Buildings – ‘to facilitate higher density development in and around commercial 
centres and major transport routes’, as the proposed development and increased 
density as a result of height contravention is located on the periphery of the Town 
Centre and is not within walkable distance to the centre to support the proposed 
higher density development. 

 
• The built form of Buildings B, C and D up to four storeys with height 

exceedances, fails to respond and provide an effective height transition to the 
lower density R2 Low Density Residential zone to the south of future local 
residential street that has a maximum building height standard of 9m. 

 
• It has not been demonstrated that the additional height will result in a better 

outcome for the site, noting that the development substantially overshadows all 
communal open space areas at ground level. 

 
• Compliance with the development standard has not been adequately 

demonstrated to be unreasonable or unnecessary in the circumstances of the 
case. 

 
• Sufficient environmental planning grounds to justify contravening the height of 

buildings development standard have not been adequately addressed in this 
instance. 

 
Council has the assumed concurrence of the Director General of the Department of 
Planning and Environment. In this regard, the contravention of the development 
standard does not raise any matter of significance for State or regional environmental 
planning. A 
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 As the development has not satisfied the objectives of Clause 4.6(1), it is considered 
that there is public benefit in maintaining the development standard. Consequently, it is 
recommended that the Panel do not support the proposed contravention to the SEPP’s 
maximum height of buildings development standard. 
 
State Environmental Planning Policy (Transport and Infrastructure) 2021 
 
The ISEPP aims to facilitate the effective delivery of infrastructure across the State. 
 
Division 17 Roads and Traffic 
Subdivision 2 Development in or adjacent to road corridors and road 
reservations. 
 
Pursuant to this division of the SEPP, Section 2.119 Development with frontage to 
classified road and Section 2.120 Impact of road noise or vibration on non-road 
development apply. 
 
Section 2.119 Development with frontage to classified road 
 
The development site has direct frontage to Camden Valley Way, which is a classified 
road. Accordingly, the following matters are to be addressed: 
 
(2) The consent authority must not grant consent to development on land that has a 

frontage to a classified road unless it is satisfied that – 
 

(a) Where practicable and safe, vehicular access to the land is provided by a 
road other than the classified road, and 

(b) The safety, efficiency and ongoing operation of the classified road will not 
be adversely affected by the development as a result of – 
(i) The design of the vehicular access to the land, or 
(ii) The emission of smoke or dust from the development, or 
(iii) The nature, volume or frequency of vehicles using the classified road 
to gain access to the land, and 

(c) The development is of a type that is not sensitive to traffic noise or vehicle 
emissions, or is appropriately located and designed, or includes measures 
to, ameliorate potential traffic noise or vehicle emissions within the site of 
the development arising from the adjacent classified road. 

 
Whilst the development has direct frontage to Camden Valley Way, no vehicle access 
is proposed from Camden Valley Way. New vehicular access will be obtained by a new 
16m wide typical local street connecting to Mallow Avenue to the west, which is 
required to run parallel with the southern property boundary. The southern typical local 
street is proposed to be constructed under DA/2021/1820/1. 
 
Given the residential nature of the development, it is not expected that the residential 
flat building development will generate or produce emitting smoke or dust to cause a 
hazard to the operation and movement of vehicles travelling on Camden Valley Way. 
 
Given the location to Camden Valley Way, the proposed residential development is of a 
type that is sensitive to road noise and will require specific glazing systems (i.e 
acoustic seals and glazing) to ensure that internal living areas and bedrooms do not 
exceed set criteria subject to Section 2.120(3) of the SEPP. 
 
Section 2.120 Impact of road noise or vibration on non-road development 
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The development site is located adjacent to Camden Valley Way, which is a classified 
road. It is considered that the proposed residential development will be adversely 
affected by road noise from Camden Valley Way. Accordingly, the development is to 
provide mitigation measures to achieve internal noise levels set by Section 2.120(3), 
which prescribe that: 
 
(3)  If the development is for the purposes of residential accommodation, the consent 

authority must not grant consent to development unless it is satisfied that 
appropriate measures will be taken to ensure that the following LAeq levels are 
not exceeded –  

 
(a) In any bedroom in the residential accommodation – 35 dB(A) at any time 

between 10pm and 7am, 
(b) Anywhere else in the residential accommodation (other than a garage, 

kitchen, bathroom or hallway) – 40 dB(A) at any time. 
 
The applicant has submitted an Acoustic Report which recommends that glazing be 
laminated and have a minimum thickness varying between 8.38mm and 10.38mm, with 
the southern, northern and eastern facades of Building D having a winter garden to 
balcony areas.  
 
The Acoustic Report has failed to include predicted noise levels based on the ten year 
forecast traffic for Ingleburn Road and Camden Valley Way as required by Camden 
Growth Centre Precincts Development Control Plan and Council’s Environmental Noise 
Policy. The higher traffic volumes will increase noise and the additional noise levels will 
require greater level of attenuation. 
 
In addition, the Acoustic Report recommends an alternative means of ventilation 
(mechanical or passive acoustic ventilation) to apartments impacted by road noise 
shown within Appendix D of the submitted Noise & Vibration Impact Statement, with a 
further design of the natural ventilation strategy for those units requiring a wintergarden 
recommended prior to the issue of the Construction Certificate.  
 
It is noted that the SEPP 65 Design Quality Principles Statement prepared by the 
applicant’s architect claims that at least 60% of apartments are naturally cross-
ventilated, however this is not possible with windows being closed and mechanical 
ventilation being required to ventilate internal areas. 
 
This recommendation is unacceptable as it fails to consider likely built form changes to 
the design e.g. wintergardens and natural ventilation requirements of the Apartment 
Design Guide. 
 
State Environmental Planning Policy (Resilience and Hazards) 2021 
 
The SEPP requires the consent authority to be satisfied that the site is suitable for its 
intended use (in terms of contamination) prior to granting consent. 
 
Demolition and the remediation of contaminated soil to a depth of 150mm across the 
site, contaminated with Total Recoverable Hydrocarbons (TRH) is proposed under 
DA/2021/1821/1. The remediation strategy will consist of the removal and offsite 
disposal of identified TRH impacted soils. Council staff are satisfied that following the 
remediation of land as proposed, the site will be suitable for the proposed residential 
development.  
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State Environmental Planning Policy (Building Sustainability Index: BASIX) 2004 
 
The submitted BASIX Certificate is inconsistent with the development plans in respect 
to car parking (148 spaces specified, however 152 spaces are proposed on the plan). 
 
State Environmental Planning Policy No. 65 – Design Quality of Residential Apartment 
Development 
 
SEPP 65 aims to improve the design quality of residential apartment development and 
provides an assessment framework, the Apartment Design Guide (ADG), for assessing 
‘good design’.  
 
The SEPP requires consideration of any development application for residential 
accommodation meeting the application criteria of the SEPP against the nine (9) 
design quality principles, including the advice obtained from a design review panel and 
the ADG.  
 
A copy of the assessment of the proposed development against the design criteria of 
the ADG is provided as an attachment to this report, with assessment of the application 
revealing several inconsistencies with the ADG and the design quality principles.  
 
It is considered that the development does not have adequate regard to the design 
quality principles and lacks an understanding of the future desired character of the 
precinct. The design has a repetitious built form and would benefit from modulation of 
the current palette of repetitive materials and details. Each building lacks a distinct 
character and an identifiable building entry to achieve a unique sense of arrival for 
each block and a unique street address. The development closes access to Ingleburn 
Road, with no openings / pathways connecting to Ingleburn Road.  
 
The development creates poor amenity for future residents as a result of the design 
orientation, which results in significant overshadowing to communal open space areas, 
poor landscaping, and lack of deep soil areas. In addition, a significant number of units 
facing Ingleburn Road and Camden Valley Way are subjected to significant road noise 
impacts, which will require design changes from open balconies to wintergardens and a 
reliance on mechanical ventilation in lieu of natural ventilation. 
 
The proposed development has been assessed against the SEPP’s design quality 
principles: 
 
Principle 1: Context and Neighbourhood Character – Non-compliant 
 
The entire area is undergoing a significant transition from rural/rural residential, to an 
urban character. In consideration of the proposed built form and establishing the future 
character of Leppington, building height and length coupled with street wall height are 
essential to create a desired streetscape. 
 
The built form of Buildings B, C and D are proposed to stand four storeys, with height 
exceedances and fails to respond and provide an effective height transition down to the 
R2 Low Density Residential zone to the south of the future local street that has a 
maximum height standard of 9m. A three-storey wall height (that complies with the 



Camden Local Planning Panel 

 
CAMDEN LOCAL PLANNING PANEL MEETING HELD ON | 18 October 2022 

21 

C
L

P
P

0
1

 building height standard) adjoining the future local street would allow a more pedestrian 
friendly streetscape and an appropriate transition down to the adjoining lower density 
development within the R2 Low Density Residential zone. 
 
The proposal at present fails to create a responsive street-wall height along the 
proposed local road to the south that takes into account the pedestrian scale and likely 
height of future development across the road.  
 
Principle 2: Built Form and Scale – Non-compliant 
 
The orientation of proposed buildings results in a large amount of shadow to the 
proposed principal usable part of ground level communal open space areas based on 
the shadow diagrams in the architectural package.  
 
The proposed buildings significantly overshadow the principal usable part of the 
communal open space areas, whereby it does not receive more than 50% direct 
sunlight for a period of at least 2 hours between 9am and 3pm on 21 June. 
 
A portion of the southern elevation facing the future local street is visually obtrusive to 
the amenity of the neighbourhood, with clear views into the at-grade loading dock and 
waste storage area. The proposed blank wall treatment surrounding the loading dock 
area hides the development and eliminates the sense of identification of this prominent 
site leading into the Leppington Town Centre. The built form should be expressed, and 
function, as a marker to address this key location. 
 
Principle 3: Density – Non-compliant 
 
The proposed development seeks to provide approximately 94 dwellings per hectare, 
with the minimum density being 25 dwellings per hectare as per State Environmental 
Planning Policy (Precincts – Western Parkland City) 2021 (Appendix 5). 
 
Based on the issues identified in this assessment report, including the contravention of 
the maximum height of buildings development standard; significant overshadowing of 
the principal usable part of ground level communal open space areas; inappropriate 
street wall height adjacent to the new local street; non-compliant front and secondary 
setbacks; insufficient building separation; and natural ventilation requirements unlikely 
to be met, it is considered that the proposed density is not appropriate. 
 
Principle 4: Sustainability – Non-compliant 
 
A significant number of units facing Ingleburn Road and Camden Valley Way are 
subjected to significant road noise impacts, which will require design changes from 
open balconies to wintergardens and a reliance on mechanical ventilation in lieu of 
natural ventilation. 
 
The proposal also fails to provide information demonstrating a sound consideration of 
all other sustainability measures. 
 
Principle 5: Landscape – Non-compliant 
 
Considering the overshadowing issue to the principal usable part of ground level 
communal open space areas, significantly improvements are required to enable solar 
amenity to be received to the ground level communal open space areas to provide for 
better amenity.  
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Insufficient areas of deep soil exist on the site, with minimum dimensions not achieved. 
Proposed deep soil locations on-site are compromised by retaining walls / terracing to 
the east, pavement, and private open spaces / terraces to the west, with the central 
deep soil area containing extensive pathways and ramps. 
 
The landscape palette is inaccurately displayed in the renders, appearing coastal, and 
diminished in height and scale. Tree planting and height is currently insufficient to 
provide scale to the built form and integrating the development into the landscape. 
 
In addition, planter box design details specifying internal dimensions have not been 
provided over the basement in accordance with the requirements of the ADG.  
 
Principle 6: Amenity – Non-compliant 
 
The SEPP 65 Design Quality Principles Statement prepared by the applicant’s architect 
claims that the development can achieve solar access and natural ventilation 
requirements as per the ADG, however this is not possible with windows required to be 
closed and mechanical ventilation being required to ventilate internal areas. 
 
A significant number of units facing Ingleburn Road and Camden Valley Way are 
subjected to significant road noise impacts, which will require design changes from 
open balconies to wintergardens and a reliance on mechanical ventilation in lieu of 
natural ventilation. 
 
The proposed buildings significantly overshadow the principal usable part of the ground 
floor communal open space areas, whereby they do not receive more than 50% direct 
sunlight for a period of at least 2 hours between 9am and 3pm on 21 June. 
 
As this is a Greenfield development site with no significant site constraints to achieve 
this requirement, this is considered a poor outcome. Failure to create an area capable 
of receiving direct sunlight is considered a poor amenity outcome for future residents 
and will result in the development providing significant area of undesirable space.   
 
Principle 7: Safety – Non-compliant 
 
Buildings A, B and C do not have direct building entries to Ingleburn Road or to the 
southern local road. Building D entry lobbies are recessed significantly behind the front 
façade, so entry points are lost and not readily visible from the street. In addition, the 
development closes access to Ingleburn Road, with no openings / pathways 
connecting to Ingleburn Road. 
 
Principle 8: Housing Diversity and Social Interaction – Non-compliant 
 
The proposed development will provide a variety of apartment types including 2 x 1 
studio units, 23 x 1 bedroom units, 35 x 2 bedroom units, 2 x 2 bedroom plus study 
units and 38 x 3 bedroom units.  
 
The development lacks a diversity of programs across the site commensurate with the 
expected future resident make up. Each area of communal open space located 
between each building has similar area and width proportions, with identical landscape 
treatment at the edges. The lack of diversity and opportunity to undertake different 
activities within these spaces, is not appropriate for a broad range of people and limits 
social interaction amongst the residents. 
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Principle 9: Aesthetics – Non-compliant 
 
The design has a repetitious built form and would benefit from modulation of the 
current palette of repetitive materials and details. Each building lacks a distinct 
character and an identifiable building entry, to achieve a unique sense of arrival for 
each block and a unique street address. 
 
The building entry points are lost in the facades of the building and are not identifiable. 
In addition, Buildings A, B and C do not have direct street entries. 
 
A portion of the southern elevation facing the future local street is visually obtrusive to 
the amenity of the neighbourhood, with clear views into the at-grade loading dock and 
waste storage area. The proposed blank wall treatment surrounding the loading dock 
area hides the development and eliminates the sense of identification of this prominent 
site leading into the Leppington Town Centre. The built form should be expressed, and 
function, as a marker to address this key location. 
 
(a)(ii) the provisions of any proposed instrument that is or has been the subject 

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

 
Draft Environment State Environmental Planning Policy (Draft Environment SEPP) 
 
The development is consistent with the Draft Environment SEPP in that there will be no 
detrimental impacts upon the Hawkesbury-Nepean River system as a result of it. 
 
Draft Remediation of Land State Environmental Planning Policy (Draft Remediation of 
Land SEPP) 
 
The development is consistent with the Draft Remediation of Land SEPP in that it is 
consistent with the Resilience and Hazards SEPP. 
 
(a)(iii) the provisions of any development control plan 
 
Camden Growth Centre Precincts Development Control Plan (Growth DCP) 
 
An assessment table where the development is considered against the Camden 
Growth DCP is provided as an attachment to this report. 
 
The applicant has provided insufficient information to satisfy the requirements of 
Camden Growth Centre Precincts Development Control Plan in relation to salinity and 
soil management (Clause 2.3.3); native vegetation and ecology (Clause 2.3.5); noise 
(2.3.9) and earthworks (Clause 2.6). In addition, the application fails to comply with 
front setbacks to the upper floor fronting Ingleburn Road to buildings B and C, all floors 
to Building D and to secondary setbacks to the future southern local road and to 
Camden Valley Way to the east upon all levels from Buildings A, B, C and D. 
 
(a)(iiia) the provisions of any planning agreement that has been entered into 

under section 7.4, or any draft planning agreement that a developer has 
offered to enter into under section 7.4 
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 No relevant planning agreement or draft planning agreement exists or has been 
proposed as part of this DA. 
 
 
(a)(iv) the regulations (to the extent that they prescribe matters for the purposes 

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

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

 
The application proposes that waste collection be conducted on site via a large loading 
dock area containing a waste storage area and internal manoeuvring area. The loading 
dock area impacts on the design quality of the development, creating a visually poor 
streetscape, given the substantial impervious areas adjoining the public domain, large 
building openings to allow entry, which allows clear views inside and adjoining blank 
wall treatment to the north and to the east. To this extent, it is preferable for waste 
collection to occur from the street via designated waste storage room(s) sleeved 
behind units on the ground floor that are accessible on collection day. 
 
The proposed blank wall treatment surrounding the loading dock area hides the 
development and eliminates the sense of identification of this prominent site leading 
into the Leppington Town Centre. The built form should be expressed, and function, as 
a marker to address this key location. 
 
There is a high likelihood of conflict and collisions between car movements and waste 
vehicle movements entering and leaving the site, noting that the waste vehicle swept 
paths require manoeuvring over the basement ramp. 
 
In addition, other waste deficiencies within the application include an incorrect waste 
bin size proposed (1100L sought, 660L largest permitted) and twice weekly collection, 
which is not permitted for this development type (weekly collection only), which will 
impact the size of waste storage and waste collection areas and result in implications 
to the design of the basement carpark. 
 
(c) the suitability of the site for the development 
 
Based on the insufficient information submitted with the application, as identified within 
the attached compliance tables, the site is considered unsuitable for development. 
 
(d) any submissions made in accordance with this Act or the regulations 
 
The DA was publicly exhibited for a period of 14 days in accordance with Camden 
Community Participation Plan 2021. The exhibition period was from 1st June to 14th 
June 2022 and no submissions were received.  
 
(e) the public interest 
 
The public interest is served through the detailed assessment of this DA under the 
Environmental Planning and Assessment Act 1979, the Environmental Planning and 
Assessment Regulation 2021, environmental planning instruments, development 
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 control plans and policies. Based on the above assessment, the development is not 
consistent with the public interest. 
 
EXTERNAL REFERRALS 
 
No external referrals were required for this DA. 
 
FINANCIAL IMPLICATIONS 
 
This matter has no direct financial implications for Council. 
 
CONCLUSION 
 
The DA has been assessed in accordance with Section 4.15(1) of the Environmental 
Planning and Assessment Act, 1979 and all relevant instruments, plans and policies. 
The DA is recommended for refusal for the reasons outlined at the end of this report. 
 
RECOMMENDED 

That the Panel refuse DA/2022/455/1 for the construction of a multi-unit housing 
development comprising four (4) buildings (four storey apartment buildings and two 
storey town houses) containing a total of 100 units with basement car parking, 
landscaping and associated works at 11 Ingleburn Road, Leppington for the following 
reasons: 
 
1. The applicant’s written request to contravene Appendix 5, Clause 4.3 of State 

Environmental Planning Policy (Precincts – Western Parkland City) 2021 does not 
adequately demonstrate that compliance with the development standard is 
unreasonable and unnecessary in the circumstances of the case or that there are 
sufficient environmental planning grounds to justify contravening the development 
standard. The development will not be in the public interest because it is 
inconsistent with the objectives of the development standard and the objectives for 
development within the zone in which the development is proposed to be carried 
out. 
 

2. The proposed development is inconsistent with the design quality principles 
contained within State Environmental Planning Policy No. 65 – Design Quality of 
Residential Apartment Development. 

 
3. The development is inconsistent with clause 6.1, Appendix 5 of State 

Environmental Planning Policy (Precincts – Western Parkland City) 2021 in that 
insufficient information has been provided with the DA to demonstrate that public 
utility infrastructure that is essential for the proposed development is available or 
that adequate arrangements have been made to make that infrastructure available 
when required. 

 
4. The submitted BASIX Certificate is inconsistent with the architectural plans in 

respect to the number of overall carparking spaces. 
 
5. The development is inconsistent with the following sections of Camden Growth 

Centre Precincts Development Control Plan: 

• Clause 4.3.5 (Table 4-10) in that front boundary setbacks of Buildings A, B, C 
and D to Ingleburn Road do not meet minimum setback requirements which 
establish the desired future character and built form of the Leppington Precinct. 
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 • Clause 4.3.5 (Table 4-10) in that secondary street setbacks of Building D to 
Camden Valley Way do not meet minimum setback requirements which 
establish the desired future character and built form of the Leppington Precinct. 

 
6. The development will have the following unreasonable adverse impacts: 

 

• The proposed development presents an unsatisfactory built form for the subject 

site and the desired character and does not provide for an effective height 
transition to the R2 Low Density Residential zone to the south of the future local 
residential street that has a maximum height standard of 9m. 

• The proposed buildings orientation and height will result in poor future amenity 

to ground floor communal open space areas whereby each space fails to 
receive the minimum requirement of 50% direct sunlight to the principal usable 
part of the communal open space for a minimum of 2 hours between 9am and 
3pm on 21 June. 

• The loading dock area impacts on the design quality of the development, 
creating a visually poor streetscape, given the substantial impervious areas 
adjoining the public domain, large building openings to allow entry, which allows 
clear views inside and adjoining blank wall treatment to the north and to the 
east. 

 
7. The application has not adequately demonstrated that the site can adequately 

support the development. 
 

8. In consideration of the unreasonable adverse impacts that will result from the 
proposal, the development is not considered to be in the public interest. 
 

9. The application has not been accompanied by the following information which is 
required to fully assess it: 
 

• The submitted acoustic report does not include predicted noise levels based on 
the ten-year forecast traffic for Ingleburn Road and Camden Valley Way to 
determine likely attenuation measures for internal rooms and external private 
open space. 

• The submitted salinity plan has taken samples at a depth of 1m, which is not 
reflective of the depth of the development, noting that a basement is proposed. 
The salinity plan needs to assess samples based on the depth of the 
development to determine if the development is impacted by salinity and thus 
requiring a Salinity Management Plan to manage those impacts. 

• No cut and fill plan has been submitted demonstrating proposed earthworks 
across the site, noting that batters and excavation is proposed adjacent to the 
future 16m local road to the south. 

• No dimensions have been stated on the architectural plans, including the 
adjoining southern residential road to accurately determine secondary setbacks 
from Buildings A, B, C and D from this frontage. 

• No sun eye diagrams have been provided to demonstrate that the proposed 

layout is the optimum arrangement for solar access. 
 

 
ATTACHMENTS   
 
1. Apartment Design Guide Assessment Table  
2. Growth SEPP Assessment Table  
3. Growth DCP Assessment Table  
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 4. Clause 4.6 Written Request  
5. Architectural Plans  
6. Landscape Plans  
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 CLPP02 
  

SUBJECT: DA/2021/1941/1 – CONSTRUCTION OF A FOOTBALL TRAINING 
FACILITY - 186 CAWDOR ROAD, CAWDOR  

FROM: Manager Statutory Planning  
EDMS #: 22/410401      

 

  
 

DA Number: 2021/1941/1 

Development: 

Construction and use of a football training facility 
including site preparation works, dam dewatering, 4 x 
football training fields, main facility building, storage 
building, amenities building, associated civil 
infrastructure including car parking, vehicular access 
roads, intersection upgrades, onsite detention and water 
quality treatment, and perimeter and internal 
landscaping works including revegetation of the riparian 
corridor and construction of a BBQ area. 

Estimated Cost of 
Development: 

$21,149,802 

Site Address(es): 186 Cawdor Road, Cawdor 

Applicant: HDC Planning 

Owner(s): Leppington Sports Pty Limited 

Number of Submissions: 
17 (16 objecting to the development and one raising 
matters for consideration) 

Development Standard 
Contravention(s): 

Nil 

Classification: Nominated integrated development 

Recommendation: Deferred commencement approval 

Panel Referral Criteria: ≥10 submissions 

Report Prepared By: Jordan Soldo, Executive Planner 

 
PURPOSE OF REPORT 
 
The purpose of this report is to seek the Camden Local Planning Panel’s (the Panel’s) 
determination of a development application (DA) for a football training facility at 186 
Cawdor Road, Cawdor. 
 
The Panel is to exercise Council’s consent authority functions for this DA as, pursuant 
to the Minister for Planning’s Section 9.1 Direction, it is subject to 10 or more 
submissions by way of objection 
 
SUMMARY OF RECOMMENDATION 
 
That the Panel determine DA/2021/1941/1 for a football training facility pursuant to 
Section 4.16 of the Environmental Planning and Assessment Act 1979 by granting 
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 deferred commencement consent subject to the terms and conditions attached to this 
report. 
 
EXECUTIVE SUMMARY 
 
Council is in receipt of a DA for a football training facility at 186 Cawdor Road, Cawdor. 
 
The DA has been assessed against the Environmental Planning and Assessment Act 
1979, the Environmental Planning and Assessment Regulation 2021, relevant 
environmental planning instruments, development control plans and policies. 
 
The DA was publicly exhibited for a period of 28 days in accordance with Camden 
Community Participation Plan 2021. The exhibition period was from 20 January to 16 
February 2022 and 17 submissions were received (16 objecting to the development 
and one raising matters for consideration). 
 
The issues raised in the submissions relate to: 
 

• consistency with the rural character and zone objectives, 

• categorisation of land use, 

• amenity impacts, and 

• suitability of the site. 

 
The development has been assessed against the provisions of Camden Local 
Environmental Plan 2010 and is consistent with the zone objectives pursuant to clause 
2.3 and the land use table. The proposal will maintain the rural landscape character of 
the land and is unlikely to result in any unreasonable conflict between the site and 
nearby land uses. The approval of the development will not significantly preclude 
adjoining rural zoned land from carrying out primary industry related land uses. 
 
The reports and plans submitted with the application demonstrate that the development 
is properly characterised as a ‘recreation facility (outdoor)’. The components of the 
development within the training facility building are there to serve the dominant 
purpose, being the sports fields. Furthermore, the amount of land dedicated to the 
training facility building is minor in comparison to the amount of land dedicated to the 
four football training fields. 
 
Supporting plans and reports accompanied the development application that 
demonstrate that the visual, acoustic and traffic impacts of the development are 
unlikely to have an adverse impact on the amenity of the area. Conditions are 
recommended to ensure the development is carried out in accordance with the 
recommendations of these plans and reports. 
 
Through the assessment of the DA the applicant has provided an amended flood report 
and plans to remove the loss of flood storage area that the application originally 
proposed. The development is now consistent with Council’s Flood Risk Management 
Policy as well as the relevant provisions of the Camden Local Environmental Plan 2010 
and Camden Development Control Plan 2019. 
 
Based on the assessment, it is recommended that the DA be approved by way of a 
deferred commencement consent, subject to the terms and conditions attached to this 
report. 
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 AERIAL PHOTO 
 

 
Figure 1: Aerial photo with the subject site outlined in red. 
 
THE SITE 
 
The site comprises a single property that is commonly known as 186 Cawdor Road, 
Cawdor and legally described as Lot 18 in DP 1104103. The site is regular in shape 
and has an area of approximately 17.63 hectares. The length and width of the site are 
approximately 565 metres and 310 metres respectively. The site has a fall of 
approximately 15 metres from the south-east corner to north-west corner 
 
The site has a frontage to Cawdor Road which is an unclassified regional road. The 
road has one traffic flow lane in each direction and has a sign posted speed limit of 80 
km/h. Further south along Cawdor Road is a signalised intersection with Burragorang 
Road and to the north is a roundabout before continuing into the Camden town centre. 
 
An unnamed tributary of Matahil Creek intersects the western and northern boundaries 
of the site and is classified as a 4th Order steam under the Strahler stream ordering 
system. The tributary is also mapped as key fish habitat. The site is mapped as both 
bush fire and flood prone land. 
 
Two dams of anthropogenic origin are present on the site. The site is generally clear 
from significant vegetation except for a mix of native and exotic trees and shrubs along 
the length of the watercourse.  
 
The surrounding area is described as having a rural character. The subject site is 
predominantly surrounded by undulating grazing land. To the east of the site, on the 
opposite side of Cawdor Road, are several dwellings and businesses. To the north of 
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 the site is the Camden Roman Catholic Cemetery and to the south-east, the Camden 
General Cemetery. Both cemeteries are listed items of environmental heritage 
pursuant to Schedule 5 of the Camden Local Environmental Plan 2010. To the west of 
the site is Fairview which is identified as a culturally significant place under Section 
2.16.9 of the Camden Development Control Plan 2019. 
 
ZONING PLAN 
 

 
Figure 2: Extract from the Camden Local Environmental Plan 2010 Land Zoning Map 
with the subject site outlined in red. 
 
HISTORY 
 
There is no relevant development history for this site. 
 
THE PROPOSAL 
 
DA/2021/1941/1 seeks approval for a football training facility. 
 
Specifically, the development involves: 
 

• Construction and use of a football training facility. 

• Site preparation works including dam dewatering. 

• Construction of four football training fields, a main facility building, storage building 
and an amenities building. 

• Associated civil infrastructure including car parking, vehicular access roads, 
intersection upgrades, onsite detention and water quality treatment. 

• Perimeter and internal landscaping works including revegetation of the riparian 
corridor and construction of a BBQ area. 
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The estimated cost of the development is $21,149,802. 
 

 
Figure 3: 3D render of the proposed training facility building looking from the north-
west. 
 

 
Figure 4: Extract from the visual impact assessment showing areas visible to the 
observer (green) and areas not visible to the observer (pink).  
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 ASSESSMENT 
 
Environmental Planning and Assessment Act 1979 - Section 4.15(1) 
 
In determining a DA, the consent authority is to take into consideration such of the 
following matters as are of relevance to the development the subject of the DA: 
 
(a)(i) the provisions of any environmental planning instrument 
 
The environmental planning instruments that apply to the development are: 
 

• State Environmental Planning Policy (Transport and Infrastructure) 2021. 

• State Environmental Planning Policy (Resilience and Hazards) 2021. 

• State Environmental Planning Policy (Industry and Employment) 2021. 

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

• Camden Local Environmental Plan 2010. 
 
State Environmental Planning Policy (Transport and Infrastructure) 2021 (Transport 
and Infrastructure SEPP) 
 
The Transport and Infrastructure SEPP aims to facilitate the effective delivery of 
infrastructure across the State. 
 
Transport for NSW (TfNSW) 
 
The DA was referred to TfNSW for comment pursuant to Section 2.122 of the 
Transport and Infrastructure SEPP as at the time of lodgment, pursuant to Schedule 3 
of the Transport and Infrastructure SEPP, the development was classified as traffic 
generating development. 
 
TfNSW reviewed the application and provided several comments to assist with the 
determination of the application. The comments were general in nature however 
contained a recommendation that bicycle parking be provided to support and 
encourage active transport. To address TfNSW’s comments, the applicant provided 
amended plans which also included bicycle parking.  
 
Endeavour Energy 
 
The application was not required to be referred to Endeavour Energy under the 
Transport and Infrastructure SEPP however the agency received notification of the 
proposal through the public exhibition process as the Cawdor Zone Substation is 600 
metres south of the subject site and within the notification area. Endeavour Energy 
raised no objections to the development and recommended compliance with a number 
of technical guidelines and requirements. A condition requiring compliance with 
Endeavour Energy’s technical guidelines and requirements is recommended. 
 
State Environmental Planning Policy (Resilience and Hazards) 2021 (Resilience and 
Hazards SEPP) 
 
The Resilience and Hazards SEPP also provides a state wide planning approach to the 
remediation of contaminated land. 
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 Section 4.6 of the Resilience and Hazards SEPP requires the consent authority to 
consider if the site is contaminated. If the site is contaminated, the consent authority 
must be satisfied that it is suitable in its contaminated state for the development. If the 
site requires remediation, the consent authority must be satisfied that it will be 
remediated before the land is used for the development. Furthermore, the consent 
authority must consider a preliminary contamination investigation in certain 
circumstances. 
 
A preliminary contamination assessment including sampling was submitted with the 
application. The report concludes the site is suitable for the proposed development. 
 
State Environmental Planning Policy (Industry and Employment) 2021 (Industry and 
Employment SEPP) 
 
The Industry and Employment SEPP aims to ensure that signage is compatible with 
the desired amenity and visual character of an area, provides effective communication 
in suitable locations and is of high-quality design and finish. 
 
Section 3.6 of the Industry and Employment SEPP requires the consent authority to be 
satisfied that signage is consistent with the objectives of the Industry and Employment 
SEPP and the assessment criteria specified in Schedule 5. 
 
Council staff are satisfied that the signage is consistent with the Industry and 
Employment SEPP’s objectives in that it is compatible with the desired amenity and 
visual character of the area, will provide effective communication by displaying the 
development’s logo and will be of a high-quality design and finish. Council staff have 
also considered the Industry and Employment SEPP’s Schedule 5 assessment criteria. 
An assessment table in which the development is considered against the Industry and 
Employment SEPP is provided as an attachment to this report. 
 
State Environmental Planning Policy (Biodiversity and Conservation) 2021 (Biodiversity 
and Conservation SEPP) 
 
The Biodiversity and Conservation SEPP aims to protect the environment of the 
Hawkesbury-Nepean River system by ensuring that the impacts of future land uses are 
considered in a regional context. 
 
The development is consistent with the aim of the Biodiversity and Conservation SEPP 
and all of its planning controls. There will be no detrimental impacts upon the 
Hawkesbury-Nepean River system as a result of the development. Appropriate erosion, 
sediment and water pollution control measures have been proposed as part of the 
development. 
 
Camden Local Environmental Plan 2010 (Camden LEP) 
 
The Camden LEP aims to make local environmental planning provisions for land in 
Camden in accordance with the relevant standard environmental planning instrument 
under Section 3.20 of the Environmental Planning and Assessment Act 1979. 
 
Site Zoning 
 
The site is zoned RU1 Primary Production pursuant to Clause 2.2 of the Camden LEP. 
 
Land Use/Development Definitions 
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The development is characterised as a ‘recreation facility (outdoor)’ by the Camden 
LEP. 
 
Permissibility 
 
The development is permitted with consent in the RU1 Primary Production zone 
pursuant to Clause 2.6 and the land use table of the Camden LEP. 
 
Planning Controls 
 
An assessment table in which the development is considered against the Camden 
LEP’s planning controls is provided as an attachment to this report. 
 
(a)(ii) the provisions of any proposed instrument that is or has been the subject 

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

 
Draft Environment State Environmental Planning Policy (Draft Environment SEPP) 
 
The development is consistent with the Draft Environment SEPP in that there will be no 
detrimental impacts upon the Hawkesbury-Nepean River system as a result of it. 
 
Draft Remediation of Land State Environmental Planning Policy (Draft Remediation 
SEPP) 
 
The development is consistent with the Draft Remediation SEPP in that it is compliant 
with State Environmental Planning Policy (Resilience and Hazards) 2021. 
 
(a)(iii) the provisions of any development control plan 
 
Camden Development Control Plan 2019 (Camden DCP) 
 
An assessment table in which the development is considered against the Camden DCP 
is provided as an attachment to this report. 
 
(a)(iiia) the provisions of any planning agreement that has been entered into 

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

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

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

both the natural and built environments, and social and economic impacts in 
the locality 
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As demonstrated by the assessment, the development is unlikely to have any 
unreasonable adverse impacts on either the natural or built environments, or the social 
and economic conditions in the locality. 
 
Acoustic Impacts 
 
An acoustic assessment was provided in support of the application. The report 
identifies nearby receivers which include residential land uses, two cemeteries and a 
commercial premises.  
 
The assessment concludes that noise emissions to sensitive receivers from the 
proposed development are in keeping with the guidance from the Noise Guide for Local 
Government and Environmental Noise Control Manual. It further concludes that the 
additional noise from traffic generated by the development is predicted to comply with 
the requirements of the Road Noise Policy.  
 
Council staff have reviewed the report and accept the findings. Relevant conditions 
have been recommended to address the findings/conclusions of the report including a 
condition that places a cap on the number of people on site at any one time. 
 
Traffic Impacts 
 
Car Parking Spaces 
 
The traffic and parking impact assessment submitted with the application states that 
strict compliance with the Camden DCP 2019 parking rates requires the provision of 
250 car parking spaces. This is based on a car parking rate of 50 car parking spaces 
per field for local soccer, football and similar sporting fields, and 50 spaces for the 
2,000m2 of floor area for the training facility building based on office premises parking 
rate. 
 
The Camden DCP 2019 also states that Council may require a Car Parking and Traffic 
Impact Assessment Study for recreation uses other than those listed within the table. 
As the development is not open to the public, the more accurate approach is to rely on 
the maximum car parking demand calculated in the provided traffic and parking impact 
assessment. The assessment states that, based on a maximum of 25 players and 27 
support staff, the maximum car parking demand is 52 spaces. To allow for an overlap 
between the 25 players in the morning and the 25 players in the afternoon sessions, 
the maximum parking demand would be 77 car parking spaces. 
 
The plans submitted with the application identify 270 proposed parking spaces. Whilst 
the visual impacts and the increased stormwater runoff of the additional hardstand area 
can be addressed, it is considered that the additional car parking provides no benefit to 
the development and is not supported. A deferred commencement condition is 
recommended to require the development to be amended by removing the 220 parking 
spaces to the north of the entry/exit road and increasing the car park on the southern 
side of the entry/exit road by 27 spaces so that a total of 77 spaces are provided for the 
development. 
 
Traffic Generation 
 
A traffic and parking impact assessment was submitted with the application. The 
assessment found the estimated traffic generation in both the AM and PM peak periods 
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 is 44 trips. The impact of the traffic generation was assessed and it was found that 
there will be no detrimental impact to the current or future performance of the Cawdor 
Road / Sheathers Lane and Cawdor Road / Burragorang Road intersections. 
 
Intersection Treatment 
 
The application proposes the construction of an intersection where the proposed 
driveway intersects with Cawdor Road. Figure 2.25 of Austroads Guide to Traffic 
Management (Part 6) provides warrants for turn treatments on major roads at 
unsignalised intersections. The turn treatments include Channelised Right Turn (CHR) 
and Auxiliary Left-turn Lane (AUL) and CHR(s) and AUL(s) (with the (s) referring to a 
shortened deceleration lane).  
 
Charting the turn volumes and traffic road volumes on this figure shows that the 
driveway warrants a CHR and AUL(s). The traffic report submits that it is not expected 
that the traffic generation from the development will be so concentrated within the peak 
hour that a CHR and AUL(s) is warranted and instead states that a CHR(s) and AUL(s) 
would be appropriate treatment for the driveway.  
 
Council staff are satisfied with the finding of the report and recommend a deferred 
commencement condition that requires detailed plans of the intersection upgrade to be 
submitted to Council’s satisfaction prior to the consent being made operative. 
 
Bush Fire Impacts 
 
The subject land is identified as bushfire prone land. As defined by Section 8.3.11 of 
PBP, the proposed training facility building constitutes a ‘public assembly building’ with 
a floor space area greater than 500m2 and is therefore considered a Special Fire 
Protection Purpose (SFPP) development. 
 
A bushfire assessment was provided with the application identifies a required Asset 
Protection Zone of 36m to the south of the training facility building. The assessment 
also states that the training facility building is to be designed and constructed to comply 
with BAL-12.5. 
 
The application was referred to the NSW Rural Fire Service as integrated development. 
The NSW Rural Fire Service reviewed the application and issued General Terms of 
Approval (GTA) and a Bush Fire Safety Authority (containing bush fire protection 
related conditions) for the development. Compliance with the Bush Fire Safety 
Authority is a recommended condition and in doing so any potential bush fire impacts 
upon the development will be satisfactorily mitigated. 
 
Flooding Impacts 
 
The site is affected by the Nepean River 20%, 5% and 1% Annual Exceedance 
Probability (AEP) events and the Probable Maximum Flood (PMF). 
 
The submitted documents and plans have demonstrated that the site is compatible with 
the flood function and behavior of the land. The development will not result in any loss 
of flood storage in all flood events and there will be no significant impact on flood 
velocities. No significant hydraulic impacts are expected. 
 
In the event of a flood, an evacuation route to higher ground at the Camden Golf Club 
(Evacuation Centre for the Camden Sector), which is located above the PMF level, will 
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 remain accessible in all events up to and including the 1 in 500 AEP flood. In the event 
of a Nepean PMF flood, adequate warning time is available to ensure evacuation can 
occur before the route is cut off. 
 
Standard flood related conditions are recommended to ensure the development is 
carried out in accordance with Council’s Flood Risk Management Policy and that a 
flood evacuation plan is prepared for the development.  
 
Servicing 
 
The application was referred to Sydney Water who did not object to the development 
subject to standard conditions being imposed that require a Section 73 approval prior 
to the issue of a construction certificate. 
 
The site is unable to be serviced by sewer and all wastewater generated by the 
approved development must be connected to an on-site sewage management system 
approved by Council. As such, an ‘Approval to Install a Sewage Management System’ 
under Section 68 of the Local Government Act 1993 must be obtained from Council 
prior to the issue of a construction certificate. 
 
Furthermore, Endeavour Energy reviewed the proposed and raised no objections to the 
development and recommended compliance with a number of technical guidelines and 
requirements. A condition requiring compliance with Endeavour Energy’s technical 
guidelines and requirements is recommended. 
 
(c) the suitability of the site for the development 
 
As demonstrated by the above assessment the site is considered to be suitable for the 
development. 
 
(d) any submissions made in accordance with this Act or the regulations 
 
The DA was publicly exhibited for a period of 28 days in accordance with Camden 
Community Participation Plan 2021. The exhibition period was from 20 January to 16 
February 2022 and 17 submissions were received (16 objecting to the development 
and one raising matters for consideration). 
 
The following discussion addresses the issues raised in the submissions.  
 
1. The development is not consistent with objectives of the RU1 Primary Production 

zone. 
 
Officer comment: 
 
The development’s consistency with the RU1 Primary Production zone objectives is 
assessed in the Camden Local Environmental Plan 2010 assessment table attached to 
this report. It is considered that the development is consistent with the zone objectives. 
 
2. The proposed land use characterisation is incorrect. 
 
Officer comment: 
 
The reports and plans submitted with the application demonstrate that the development 
is properly characterised as a recreation facility (outdoor). The place is of a like 
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 character to the examples given within the land use definition and is used for outdoor 
recreation. 
 
The components of the development within the training facility building are there to 
serve the dominant purpose, being the sports fields. Furthermore, the amount of land 
dedicated to the training facility building is minor in comparison to the amount of land 
dedicated to the four football training fields. 
 
The development is not characterised as a recreation facility (major) as it does not 
involve a large scale activities and will not be attended by large numbers of people. 
Furthermore, the development is not characterised as a recreation facility (indoor) as 
the place is not of a like character to the examples listed within the Camden LEP 
dictionary (squash court, indoor swimming pool, gymnasium, table tennis centre, health 
studio, bowling alley, ice rink). 
 
3. The type, scale and form of the development is not compatible with the rural 

character of the area. 
 
Officer comment: 
 
The existing character is that of undulating terrain with occasional structures such as 
poultry sheds, farm buildings and dwellings. The type, scale and form of the 
development is not inconsistent with the rural character of the area.  
 
The large setbacks from Cawdor Road combined with a ground level that falls away 
from Cawdor Road will work to reduce the visual impacts of the development. To 
ensure adequate screening of the development whilst the canopy landscaping is 
growing, a condition of consent is recommended that requires a screening hedge to be 
provided along the eastern boundary. 
 
Furthermore, conditions have been recommended that require the removal of the 
excess car parking as well as an alternative surface material such as decomposed 
granite, crushed sandstone or similar. 
 
The approval of the development will not significantly preclude the subject site or 
adjoining rural zoned land from carrying out primary industry related land uses in the 
future. 
 
4. Inconsistencies between the proposed elements of the development and the 

proposed use of the site and paving the way for future development of the site. 
 
Officer comment: 
 
To ensure the development is carried out as described within the Statement of 
Environmental Effects, conditions are recommended that limit the hours of operation 
and maximum number of patrons. 
 
Furthermore, a condition is recommended that requires the deletion of the car park to 
the north of the entry/exit road so that the amount of car parking aligns with the 
maximum number of persons on the site at any-one-time. A further condition of consent 
is recommended that requires the removal of the playground. 
 
5. The development is inconsistent with Council’s Flood Risk Management Policy.  
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 Officer comment: 
 
A merits-based assessment of the application has demonstrated that the development 
is consistent with the aims and objectives of Council’s Flood Risk Management Policy 
and the relevant sections of the Camden Local Environmental Plan 2010 and Camden 
Development Control Plan 2019.  
 
At the time of lodgement, the proposed development resulted in a reduction of flood 
storage. The proposal has since been amended and the revised documents and plans 
have demonstrated that the development will not result in any net loss of flood storage 
for all flood events. For 20% and 5% AEP events, floor storage will increase by 6.1% 
and 3.2% respectively. Furthermore, the application has demonstrated that no 
significant impact on flood levels or velocities. 
 
In the event of a flood, an evacuation route to higher ground at the Camden Golf Club 
(Evacuation Centre for the Camden Sector), which is located above the PMF level, will 
remain accessible in all events up to and including the 1 in 500 AEP flood. In the event 
of a Nepean PMF flood, adequate warning time is available to ensure evacuation can 
occur before the route is cut off. 
 
6. The impacts of lighting are not in keeping with the rural character. 
 
Officer comment: 
 
A condition is recommended that requires the deletion of car parking lighting as the 
proposal will generally operate during day light hours and the other proposed safer by 
design measures are adequate.  
 
Illumination of signage is not shown on the provided plans. To ensure lighting is not 
provided, a condition has been recommended that prohibits illumination of signs. 
 
The training fields are not proposed to be used at night and therefore floodlights are not 
required or proposed. To ensure lighting is not provided, a condition of consent is 
recommended that prohibits flood lights. 
 
Finally, a condition of consent is recommended that requires the building lighting to be 
compliant with AS 4282 and AS 1158. 
 
As such, it is not anticipated that lighting of the site will impact the rural character of the 
area. 
 
7. The traffic impacts are underestimated.  

 
Officer comment: 
 
The traffic volumes surveyed are unlikely to have been significantly affected by the 
pandemic. The traffic volumes survey was carried out on 4 November 2021 and 
lockdown restrictions were eased in Sydney on 11 October 2021. Furthermore, the 
traffic consultant has access to survey data on 26 October 2017 at the intersection of 
Cawdor Road / Burragorang Road. The volumes gathered in 2021 are higher than the 
2017 data. The survey is therefore deemed acceptable for use for modelling purposes.  
 
Furthermore, the traffic and parking impact assessment acknowledges that the existing 
level of service for the Cawdor Road / Burragorang Road intersection is ‘D’. The 
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 assessment found that the intersection will retain the same overall level of service post 
development.  
 
8. Lack of detail around the proposed intersection works and whether access to 

nearby properties will be impacted. 
 
Officer comment: 
 
It is acknowledged that the driveway servicing the dwelling at 175 Cawdor Road, 
Cawdor is not shown on the plans however the driveway has been considered during 
Council’s assessment of the application.  
 
In terms of impacts of the intersection upgrade, the plans indicate that two lots will lose 
right turn access into their driveways. No adverse impacts are expected for either 
cemetery. The plans also indicate that tree removal on the western side of Cawdor 
Road is required, with 12 of the 29 trees to be removed to increase the width of the 
pavement.  
 
The road reserve width required for the intersection upgrades is 13 metres which the 
current road reserve exceeds at 20 metres. However, following the exhibition period, 
amended plans were provided that now show a footpath on the western side of Cawdor 
Road. A boundary adjustment is proposed to increase the width of the road reserve on 
the western side of Cawdor Road to allow for the construction of the footpath.  
 
The plans and documents provided with the application were of a sufficient level of 
detail to assess the development. A deferred commencement condition is 
recommended that requires detailed plans of the intersection that demonstrate 
compliance with Council’s Engineering Specification to be provided to Council’s 
satisfaction prior to the consent being made operative. 
 
9. Additional landscaping for residential dwellings opposite the development. 
 
Officer comment: 
 
To ensure adequate screening of the development whilst the canopy landscaping is 
growing, a condition of consent is recommended that requires a screening hedge to be 
provided along the eastern boundary. 
 
10. Noise impacts from PA systems and whistles. 
 
Officer comment: 
 
The use of PA systems is not proposed. A condition is recommended to prohibit the 
use of PA systems. With regard to whistles, the acoustic report submitted with the 
application included an assessment of sports noise, including whistles, against an 
offensive noise test. The assessment found that the proposed sports noise would not 
be considered offensive noise.  
 
11. Environmental impacts from the heat island effect. 
 
Officer comment: 
 
Synthetic turf is not proposed for the sporting fields. To address the visual impacts of 
the proposed car park, a condition has been recommended requiring the surface 
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 material of the car park to be a lighter colour such as decomposed granite, crushed 
sandstone or similar. This will also work to address any potential heat island effect.  
 
In accordance with the Camden DCP 2019, development near Camden Airport must 
use materials that have a low reflectivity. However, the application proposes significant 
canopy planting which will assist in reducing the potential heat island effect. 
 
12. The development will not increase tourism or enhance the visitor economy or 

provide any benefits to the local community. 
 
Officer comment: 
 
The development is consistent with the objectives of the applicable environmental 
planning instruments and development control plan. 
 
13. The proposal is inconsistent with the vision and strategic planning articulated in 

Camden Local Strategic Planning Statement and the GSC Western City District 
Plan. 

 
Officer comment: 
 
The application has been assessed in accordance with Section 4.15(1) of the 
Environmental Planning and Assessment Act 1979 and all relevant instruments, plans 
and policies. The development is consistent with the aims, objectives and controls 
contained within the relevant documents. 
 
14. Access to water and sewer. 
 
Officer comment: 
 
The application was referred to Sydney Water who did not object to the development 
subject to standard conditions being imposed that require a Section 73 approval prior 
to the issue of a construction certificate. 
 
The site is unable to be serviced by sewer and all wastewater generated by the 
approved development must be connected to an on-site sewage management system 
approved by Council. As such, an ‘Approval to Install a Sewage Management System’ 
under Section 68 of the Local Government Act 1993 must be obtained from Council 
prior to the issue of a construction certificate. 
 
15. Impacts on heritage items. 
 
Officer comment: 
 
A Statement of Heritage Impact (SHI) was submitted with the application that assess 
the extent to which the proposal would affect the heritage significant of the items. The 
SHI concluded that the development would engender neutral impact on the heritage 
significance of the subject site, the heritage items in the vicinity and the surrounding 
landscapes. 
 
Furthermore, View 12 in the St John’s Anglican Church Precinct Conservation 
Management Plan is defined as the “View of tower and spire from Cawdor Cemetery 
(dedicated 1898) south-west of Camden” and it is not expected that the development 
will impact this view. 
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(e) the public interest 
 
The public interest is served through the detailed assessment of this DA under the 
Environmental Planning and Assessment Act 1979, the Environmental Planning and 
Assessment Regulation 2021, environmental planning instruments, development 
control plans and policies. Based on the above assessment, the development is 
consistent with the public interest. 
 
EXTERNAL REFERRALS 
 
The external referrals undertaken for this DA are summarised in the following table: 
 

External Referral Response 

Department of Planning 
and Environment – 
Water 

No objections and General Terms of Approval issued. 

DPI Fisheries No objections and General Terms of Approval issued. 

NSW RFS 
No objections and General Terms of Approval and Bush 
Fire Safety Authority issued. 

Transport for NSW 
Comments provided which Council have considered 
during the assessment of the application. 

Endeavour Energy No objections and conditions recommended. 

Sydney Water No objections and conditions recommended. 

 
Conditions that require compliance with the external referral recommendations are 
recommended. 
 
FINANCIAL IMPLICATIONS 
 
This matter has no direct financial implications for Council. 
 
CONCLUSION 
 
The DA has been assessed in accordance with Section 4.15(1) of the Environmental 
Planning and Assessment Act 1979 and all relevant instruments, plans and policies. 
The DA is recommended for approval by way of a deferred commencement consent 
subject to the terms and conditions attached to this report. 
 
RECOMMENDED 

That the Panel approve DA/2021/1941/1 for a football training facility at 186 
Cawdor Road, Cawdor by way of a deferred commencement consent subject to 
the terms and conditions attached to this report. 
 
REASONS FOR DETERMINATION 

1. The development is consistent with the objectives of the applicable environmental 
planning instruments, being State Environmental Planning Policy (Transport and 
Infrastructure) 2021; State Environmental Planning Policy (Resilience and Hazards) 
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 2021; State Environmental Planning Policy (Industry and Employment) 2021; State 
Environmental Planning Policy (Biodiversity and Conservation) 2021; and Camden 
Local Environmental Plan 2010. 
 

2. The development is consistent with the objectives of the Camden Development 
Control Plan 2019. 
 

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

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

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