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MATTERS FOR THE  
LOCAL PLANNING PANEL  

DETERMINATION 
 
 
 
 

Monday, 3 May 2021 
 
 

To be held online via Microsoft Teams 
 
The meeting will commence at 2:00pm, Please click on the below link to join the meeting: 
 

 
 

https://teams.microsoft.com/l/meetup-
join/19%3ameeting_YmJkZjUyMGYtN2U3YS00YTIyLTg5YTEtZmE3N2Y3M2MzNWIx%40thread.v2/0?context
=%7b%22Tid%22%3a%228ca50226-ee8b-41b5-8203-f73c5a5a5361%22%2c%22Oid%22%3a%22798934de-

6084-4f3e-a967-4fcb9af14405%22%7d 
 

 
Or call in (audio only) 

+61 2 9161 1229,,610609035#   Australia, Sydney 

Phone Conference ID: 610 609 035# 
 
 

 

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 the Danielle Hijazi, Panel 
Support Officer on 8711 7627, by 4pm, Friday 30th April 2021. 
 
For further information relating to the Local Planning Panel please refer to Council’s 
web page: 
www.liverpool.nsw.gov.au/council/council-meetings/local-planning-panel 

. 
  

 



 

 

 

 

 

ORDER OF BUSINESS 
 

 

1.  DECLARATIONS OF INTEREST 

2.  AGENDA ITEMS  

LPP Items 

ITEM 01   DA-275/2020  

 162 & 164 Longstaff Avenue, Chipping Norton 

 Demolition of existing structures and construction of a multi-

dwelling housing development containing 6 x two-storey dwellings 

and 2 x single storey dwellings above basement car park and 

associated strata title subdivision NA 4 

 

ITEM 02 DA-109/2020 

 27 Marsh Parade, Casula 

 Demolition of existing structures and construction of a double storey 

boarding house comprising of eight (8) rooms. The application is 

submitted pursuant to the State Environmental Planning Policy 

(Affordable Rental Housing) 2009.  

 

 

  GD 144  
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Item Number: ITEM 01 

Application Number: DA-275/2020 

Proposed 

Development: 

Demolition of existing structures and construction of a multi-dwelling 
housing development containing 6 x two-storey dwellings and 2 x 
single-storey dwellings above basement car park and associated 
strata title subdivision. 

Property Address 162 & 164 Longstaff Avenue, Chipping Norton  

Legal Description: Lot 184 & 183 DP 243075 

Applicant: Mr J Rafla  

Land Owner: Mr M A L Abrahaim & Mr M F G Ibrahim 

Cost of Works: $1,254,000.00 

Recommendation: Refusal 

Assessing Officer: Nabil Alaeddine 
   

 

1. EXECUTIVE SUMMARY  

Council has received a Development Application (DA-275/2020) seeking consent for 
Demolition of existing structures and construction of a multi-dwelling housing development 
containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park 
and associated strata title subdivision at 162 & 164 Longstaff Avenue, Chipping Norton. 
 
The site is zoned R3 – Medium Density Residential pursuant to Liverpool Local Environmental 
Plan 2008 and the proposed development is permissible with consent. 
 
The development application was notified for a period of 14 days from 26 May 2020 to 10 
June 2020 in accordance with Liverpool Community Participation Plan 2019. Seventeen (17) 
submissions were received during the public consultation period objecting to the proposal.   
 
An amended proposal was received in response to Council’s request for additional 
information. The amended proposal was notified for 21 days from 4 January 2021 to 27 
January 2021 in accordance with the Liverpool Community Participation Plan 2019 (noting 
applications over the Christmas/new year period which are extended beyond the standard 14 
days). A further 12 submissions were received raising many of the same issues as the initial 
notification period. The issues of concern raised in the submissions can be summarised as 
follows:    
 

 Setbacks and Privacy impacts - visual and acoustic.  

 Solar access and overshadowing. 

 Height and length of wall on the Eastern boundary. 
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 Absence of information relating to required number of car/visitor spaces. 

 Volume of traffic currently using Nuwarra Road. 

 Insufficient parking within the development and insufficient visitor parking causing 
additional on-street parking, which will increase hazards to pedestrians and traffic. 

 Insufficient parking spaces at Holsworthy Railway and Moorebank Shopping Village. 

 Poor public transport in the area. 

 Impact of construction (basement excavation, damage adjoining properties, water 
seepage issues, heavy vehicles using the local roads). 

 The tree species chosen will attract insects to the area.  

 Lack of amenities. 

 Inconsistent with the surrounding residential character, streetscape and ambience. 

 The proposal is for high density and the area is a low-density area. 

 There will be negative impact on the sewer system and water management in the area. 

 Safety of children and elderly in the area will be compromise with increase to traffic and 
more vehicles in the area. 

 Garbage trucks and emergency vehicles will not be able to get through with the number 
of parked cars there. 

 Lack of relevant information provided in this DA for residents. 

 Complaints about the process and they feel that they are not being listened too. 

 Devaluation of surrounding properties. 

 Revised plans are the same and why has council accepted the same plans. 

 The height of buildings will impact neighbouring properties. 

 Overdevelopment of the site. 

 The street is a cul-de-sac. 

 Neighbours are concerned that this proposal is just a quick money-making scheme 
without considering the housing style in the area. 

 The traffic report does not specify what the development actually is. 

 The SEE does not discuss the amended proposal. 

 Noise from the lift and stairs at the rear which to close to residents at the rear. 

 Self-Containment of runoff waters. 

 Privacy Screening along the rear fence boundary. 

 Soil classification   i.e., Asbestos (either in soil or demolished houses). 
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 Security concerns relating to more people coming in the area because of the 
development. 

The key issues associated with the assessment of the subject Development Application relate 
to the matters raised in the submissions received during the notification period. 
Notwithstanding, a number of matters were addressed in revised plans, the additional 
information received did not address the concerns relating to the amenity of the ground floor 
room sizes, insufficient internal circulation area, lack of storage on first floor, front, rear and 
side setbacks, PoS, first floor footprint, overshadowing, insufficient stormwater arrangement, 
insufficient waste management plan (WMP), and insufficient streetscape and articulation of 
buildings. An updated BASIX Certificate was also not provided. 
 
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 due to the number of submissions exceeding 10. 
 

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 refused.  
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2. SITE DESCRIPTION AND LOCALITY 
 
2.1. The locality 

 

 
Figure 1: Site Location Map (Source: GeoCortex Data, Liverpool City Council 2021) 

 

The area is characterised by low density residential development and is within an R3 zoned 
area. The area is predominantly characterised by single and two storey free standing dwellings 
and two storey semi-detached dwellings. 
 
Longstaff Avenue is a no-through road ending with a turning circle at the end of the street to 
the west of the subject site and separated by a small park with pedestrian access only to Holly 
Avenue to the west.  
 

Subject Site  

Newbridge Road  

Church  

Georges River 

Liverpool CBD 

Primary School 

Chipping Norton 

Industrial Area 
Williams Park 

Public School 

Roberts Park 

Public Reserve 

at the end of 

Longstaff Ave 
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Figure 2: Aerial view of subject site and surrounding buildings (Source: GeoCortex Data, Liverpool City Council 

2021)  

 
2.2. The site  

The subject site is identified as Lots 183 & 184 in DP 24307 and is known as 164 & 162 
Longstaff Avenue, Chipping Norton. It consists of two rectangular shaped allotments with north 
to south orientation.  The sites are to be consolidated into one lot with the following area and 
dimensions: 
 

Area – 1,337.80m2.  

Frontage to Longstaff Avenue (North Boundary) – 36.58 metres 

Rear – (South Boundary) – 36.58 metres 

East  – 36.575 metres 

West  – 36.575 metres 
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Figure 3: Contour and Detail Survey Plan (Source: Ensure Consulting Pty. Ltd, Rev. A, Drawing No. 200139 DE-

01, dated 2/09/2019)  

 

 
Figure 4: Aerial view of subject site (Source: GeoCortex Data, Liverpool City Council 2021)  

 

3. BACKGROUND/HISTORY 
 

 A pre-lodgement meeting (PL-94/2019) was held with Council on 27 November 2019 
for Strata Subdivision and the construction of seven townhouses with at-grade parking. 
  



10 

LOCAL PLANNING PANEL MEETING  
3 MAY 2021 

LPP ITEMS 

 

 

 

 The subject DA was lodged with Council on 23 March 2020 for ‘Demolition of existing 
structures and construction of a multi-dwelling housing development containing 8 x 
two-storey dwellings above basement car park and associated strata title subdivision’.  

 A ‘Stop the Clock’ letter was issued to the applicant.  
 Application deferred on 24 September 2020 requesting lift in basement, increase in 

room sizes to improve amenity at ground level of all units, improvement of indoor 
arrangement, incorrect shadow diagrams, improved streetscape and building design, 
non-compliant landscaping, private open space areas incorrectly defined on plans, 
waste management issues, incorrect and missing engineering information, and no 
acoustic report was provided.     

 On 13 October 2020, the applicant provided incomplete plans and requested an 
extension of time to lodge additional information. 

 On 4 November 2020 the applicant provided an amended landscape plan and Acoustic 
Report in response to the additional information which was not consistent with the 
request for additional information.  

 On 27 November 2020, the applicant submitted further amended plans which were 
incomplete.   

 On 14 December 2020, the applicant was afforded a final 7-day letter requesting the 
outstanding additional information. 

 On 15 December 2020, the applicant officially submitted amended plans which 
proposed an amended design and layout. The new development was for ‘Demolition 
of existing structures and construction of a multi-dwelling housing development 
containing 6 x two-storey dwellings and 2 x single storey dwellings above basement 
car park and associated strata title subdivision’. 

 On 17 December 2020, the applicant submitted revised Stormwater Plans.   
 The amended proposal was re-notified from 4 January 2021 to 27 January 2021. 

 

4. DETAILS OF THE PROPOSAL 

The proposed development application as amended seeks approval for the ‘Demolition of 
existing structures and construction of a multi-dwelling housing development containing 6 x 
two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision’. The proposal will consist specifically of the following: 
 

 The Demolition of two (2) single storey dwellings, one (1) pool and all ancillary 
structures at 162 and 164 Longstaff Avenue, Chipping Norton (Figure 5 below). 
 

 The Construction of six (6) two-storey and two (2) single storey dwellings as follows: 
 
Units 1 to 6 – Two Storey dwellings 
Ground Floor 
- Open plan Kitchen/Living/Dining area, powder room and one (1) bedroom. 

 
First Floor: 
- Two (2) bedrooms, a bathroom and ensuite (Figure 6 below). 
 
 
 
 
 
Units 7 & 8 – Single Storey dwellings  
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- Each unit comprises of an open plan kitchen/dining/living area, two (2) bedrooms, 

one (1) ensuite and bathroom (Figure 6 below).  
 

 The Construction of a Basement with parking for 19 vehicles, including loading bay, 
visitor parking bays, one (1) disabled parking space, bicycle parking, lift, storage rooms 
and entry ramp (Figure 7 below).  

 

 
Figure 5: Proposed Demolition Plan (Source: Rafla Arch, Rev A, dated 18/10/2019) 

 

 
Figure 6: Proposed Site Plan and Layout (Source: Rafla Arch, Rev A, 18/10/2019) 
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Figure 7: Proposed Basement Layout (Source: Rafla Arch, Rev A, 18/10/2019) 

 

 
North Elevation – Longstaff Avenue Frontage  

 

 
South Elevation – Rear View 
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West Elevation – View from No. 166 Longstaff Avenue 

 

 
Easy Elevation – View from No. 160 Longstaff Avenue 

 
West Elevation of Units 2 to 8 – Internal View from Common Area  

 

 
East Elevation of Units 1 to 7 – Internal View from Common Area 

Figure 8: Proposed Elevations (Source. Rafla Arch, Rev A, 18/10/2019) 
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5. STATUTORY CONSIDERATIONS 
 

5.1. Relevant matters for consideration 

The relevant planning instruments/policies applicable to the proposed development are as 
follows: 
 

 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. 
- Part 3.6: Multi Dwelling Housing (Terraces, Townhouses and Villas) in the R3 and R4 

Zones. 
 Liverpool Contributions Plan 2009 applies to all development pursuant to Section 7.11 of 

the EPA & Act.   
 

6. ASSESSMENT  
 
The development application has been assessed in accordance with the relevant matters of 
consideration prescribed by Section 4.15 Evaluation of the EP&A 1979 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 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 
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(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. The DA was 
reviewed by Council’s Environmental Health 
officers, who raised no objections to the 
proposal with regards to potential 
contamination issues.  

(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. 
 
The applicant amended the design but failed to provide an amended BASIX Certificate with 
the amended scheme. A BASIX Certificate is a mandatory requirement for residential 
development above $50,000 under the State Environmental Planning Policy (Building 
Sustainability Index: BASIX) 2004 
 
In the absence of a BASIX Certificate, the proposal is considered unsatisfactory with regard 
to water and energy efficiency and thermal comfort, which is a reason for refusal.  
 
(c) Greater Metropolitan Regional Environmental Plan No. 2 – Georges River 

Catchment (Deemed SEPP)  
The subject land is located within the Georges River Catchments 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 associated with the proposal. They were 
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not supportive of the proposed development. The amended stormwater plans failed to address 
the following:  
 

 A grated surface inlet pits must be provided for collecting stormwater from rear 
yards of unit and common driveway area of the development. Details of the 
system including pipe sizes, invert & surface levels, location etc should be 
submitted.  

 All the drainage design calculations (including electronic copy of DRAINS model) 
shall be submitted with a revised stormwater plan. 

 A summary table of pre and post development site discharges for all storm 
events from 5 year ARI to 100 year ARI storm events shall be shown on the 
revised plan. 

 Dimension and levels of the proposed OSD are to be shown on the plan. 
Accordingly, the proposed development is considered to not meet the objectives of the SEPP 
and with the lack of information provided, it cannot be determined if there will be any negative 
impact on the environmental quality of the Georges River Catchment. Furthermore, it is 
considered that the proposal does not satisfy the provisions of the GMREP No.2 and therefore 
is a reason for refusal.  
 
(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 9 below. 
 

 
Figure 9: Zoning Map Extract (Source: Geocortex Data, LCC 2021) 

 

 
(ii) Permissibility 
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The subject site is zoned R3 Medium Density Residential. The proposal is best described as 
“multi-dwelling housing” which is a permissible form of development in the zone with 
development consent.  
 
The LLEP 2008 defines multi-dwelling housing as “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.” 
 
(iii) Objectives of the zone 
 
The objectives of the R3 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. 
 

It is considered that the proposal is not consistent with the above zone objectives primarily 
point 3 & 6 (‘To enable other land uses that provide facilities or services to meet the day to 
day needs of residents and To ensure that a high level of residential amenity is achieved and 
maintained’) for the following reasons: 

 The proposed layout of the ground floor of units 3 to 6 encompasses a 
kitchen/dining/lounge room with an average span of 4.5m to 5.5m. This is unlikely to 
adequately accommodate an area for furniture in the lounge room, dining room 
furniture, and adequate kitchen preparation and storage space for a 3-bedroom 
residence.  

 The staircase to access the first floor of units 1 & 2 indicates a 0.6m distance between 
the wall of the ground floor powder room and the first step which is inadequate. 

 Ground floor powder rooms for units 3 to 6 are too small to accommodate and 
adequate cistern and wash area.  

 First floor area is greater than 2/3 of the ground floor which is leading to bulk and scale 
issues and unsatisfactory streetscape arrangement. 

 Units 7 & 8 (single storey dwellings) are located 0.9m from their respective side 
boundaries. The landscape plan indicates openings in the side walls and Council’s 
Development Control Plan states any windows to habitable rooms on the ground floor 
requires a 4.0m setback.  

 The proposed lift and access staircase at the rear of the site is located 2.0m from the 
rear boundary on the ground floor. The lift and staircase will be enclosed in a large 
structure and therefore has reduced the rear setback to 2.0m. A minimum of 4.0m 
setback for any structure is required at ground level for multi-dwelling developments.   

 The landscape plan indicates five (5) large Water Gum (Tristaniopsis laurina) trees 
that grow to 12m high to be planted along the rear setback. The neighbouring 
properties to the rear have a drainage easement that runs along the boundary which 
services the neighbourhood and the proposed species of tree is likely to impact the 
operation of the easement and therefore is not supported.   
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 The proposal fails to provide an adequate BASIX Certificate.  
 The proposal fails to provide adequate stormwater civil plans. 

Accordingly, in its current form, the proposal will have adverse impacts on surrounding land 
uses and the locality and fails to optimize internal and external occupant amenity. As such the 
development will not ensure a high residential amenity is achieved in accordance with 
Council’s plans and policies and should be refused.  
 
(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 Proposed Comment 

Part 4 Principal Development Standards 
2.7 Demolition  The demolition of a 

building or work may be 
carried out only with 
development consent 

Consent sought for demolition 
works onsite. 

Complies 

4.1 Minimum 
subdivision lot size 

Minimum lot size 
permitted: 300m2 

No Torrens title subdivision is 
proposed. 

N/A 

4.3 Height of 
Buildings 
 

Maximum height 
permitted: 8.5m 

8.35m (max.) Complies 

4.4 Floor Space 
Ratio (FSR) 

 

Maximum FSR 
permitted: 0.5:1. Area 2  
= 0.55:1 

Proposed FSR is as follows: 
 

Dwelling GFA (m2) 

1 85.80 

2 86.80 
3 84.00 
4 84.00 
5 84.00 
6 85.00 
7 75.00 
8 75.65 

Total 660.25 
Site Area 1337.80 
Proposed 

FSR 
0.49:1 

 

Complies 

4.6 Exceptions to 
Development 
Standards 

Provisions relating to 
exceptions to 
development 
standards 

No variations are sought. Complies 

5.10 Heritage 
Conservation  

To protect and 
conserve existing 
items/locations 
identified as containing 
significant heritage 
value 

The site is not identified as being 
a heritage item, adjoining a 
heritage item or lying within a 
heritage conservation area as 
per the LLEP Heritage Map 
2008. 

N/A 

6.5 Public Utilitiy 
Infrastructure 

Public utility 
infrastructure must be 
available 

Should the proposal have been 
supported, all utilities would be 

Can comply 
by condition  
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conditioned to be made 
available.  

7.7   Acid sulfate 
soils 

Class 1, 2, 3, 4 or 5 
 

The site is mapped as containing 
class 5 acid sulfate soils, 
however, is highly unlikely to 
lower the water table below 1m 
Australian Height Datum on 
adjacent Class 1, 2, 3 or 4 land. 

Complies 

7.8 Flood Planning To minimise the flood 
risk to life and property 
associated with the use 
of land 

The site is not mapped as being 
in a flood affected area. 

N/A 

7.9   Foreshore 
building line 

The development must 
not impact on natural 
foreshore processes or 
affect the significance 
and amenity of the area 

The application proposes a 
development outside the 
foreshore area, therefore is 
unlikely to have any negative 
impact on the foreshore of the 
Georges River.  

N/A 

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

The proposal includes 
excavation for a basement 
parking area, so significant 
earthworks are proposed. 
Should the application have 
been supported, conditions of 
consent would have been 
imposed requiring a dilapidation 
report prior commencement of 
works and after completion to 
establish any potential damage 
to nearby infrastructure and 
surrounding properties.  

Can comply 
by condition  

 

It is noted that the proposal generally complies with the principal development standards within 
the LLEP, however, as demonstrated above the proposed development is inconsistent with 
the provisions of LLEP 2008 in respect to objectives of the R3 zone particularly the following 
objectives: 
 

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

- To ensure that a high level of residential amenity is achieved and maintained. 
 
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 
(Villas and Townhouses) in R3 and R4 zones, as follows: 
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LDCP 2008 Part 1 - General Controls for all Development 

Control Requirement Comment 

Section 2 – Tree 
Preservation 

Consider impact of development on 
existing vegetation 

Complies  
No trees are proposed to be removed 

Section 3 – 
Landscaping and 
Incorporation of 
Existing Trees 

Incorporation of existing trees into 
development where appropriate  

Does not comply  
A landscape Plan has been submitted that 
proposes a number of large trees on site. 
While this is encouraged, the proposed 
trees must benefit the proposal without 
negatively impacting on surrounding land 
uses. The row of trees along the rear 
boundary of the development is proposed 
too close to a drainage easement that is 
located along the rear boundary of the rear 
properties and the trees may damage the 
easement during their installation of after 
they mature. Therefore, the proposed 
landscape plan is not supported. 

Section 4 – 
Bushland and 
Habitat 
Preservation 

Consider impact of development on 
bushland and habitats 

Complies 
Minimal to no impact on bushland and 
habitats considering the location of the 
development. 

Section 5 – Bushfire 
Risk 

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

N/A 
The subject site is not classified as Bushfire 
prone land. 
 
 
 

Section 6 – Water 
Cycle Management 

Consideration of stormwater and 
drainage 

Does not comply  
Stormwater discharge is proposed to be 
drained via on-site detention systems to the 
street. Council’s Land and Development 
Engineer has reviewed the application and 
does not support the proposal due to 
insufficient stormwater plan submitted. 
(Please refer discussion at the end of the 
table for further information) 

Section 7 – 
Development Near 
a Watercourse 

Consideration of impact to riparian 
corridors 

N/A 
The subject site is located more than 300m 
from George’s River. 

Section 8 – Erosion 
and Sediment 
Control 

Sediment Control Plan or Soil and 
Water Management Plan required 

Does not comply  
Sediment and erosion control details 
submitted with the stormwater plans are 
deemed to not comply with the stormwater 
proposal due to lack of information 
submitted. As a result, the proposed 
stormwater layout and associated control 
measures are not supported.  

Section 9 – 
Flooding Risk 

Flood affection of property to 
considered 

Complies 
The subject site is not mapped in a flood 
prone area.  

Section 10 – 
Contaminated Land 
Risk 

Previous use to be considered in 
assessing risk 

Complies 
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Existing and historical residential use does 
not warrant a land contamination 
assessment. 

Section 11 – 
Salinity Risk 

Salinity Management response 
required for affected properties 

Can comply by condition 
Should the proposal have been supported, 
conditions of consent would have been 
included requiring the design to respond to 
salinity. 

Section 12 – Acid 
Sulfate Soils Risk 

Affected properties to consider 
impact of development on soils 

Complies 
The site is mapped as containing class 5 
acid sulfate soils, however, is highly unlikely 
to lower the watertable below 1m Australian 
Height Datum on adjacent Class 1, 2, 3 or 4 
land. 

Section 13 – Weeds Noxious weeds to be removed as 
part of development where 
applicable 

N/A 

Section 14 – 
Demolition of 
Existing 
Development 

Must comply with AS 2601-2001 Can comply by condition 
Demolition work would need to comply with 
AS 2601-2001 standards. 

Section 15 – Onsite 
Sewage Disposal 

S68 Application required where 
connection to sewer not available 

Does not comply  
The stormwater arrangement lodged with 
the application is not supported. 

Section 16 – 
Aboriginal 
Archaeology 

AHIA required where items of 
aboriginal archaeology exist 

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

Section 17 – 
Heritage and 
Archaeology 

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

N/A 
The subject site is not associated with any 
heritage items. 

Section 19 – Used 
Clothing Bins 

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

N/A 
No charity bins located within the subject 
property. 

Section 20 – Car 
Parking and Access 

Complies 
6 two storey medium sized units and 2 
single storey medium sized units (Based off 
number of bedrooms). 
2 x 6    = 12.0 Spaces 
1.5 x 2    =  3.0 Spaces 
8 / 4 units =  2 Spaces (visitor) 
Required   = 17 Spaces (total) 
 
Complies. A total of 19 parking spaces have 
been provided, inclusive of 2 visitor spaces.  

Section 21 – 
subdivision of land 
buildings 

Minimum lot width for proposed 
residential subdivision 

N/A 
No Torrens title subdivision is proposed. 

Section 22 – Water 
Conservation 

New dwellings, including a 
residential component within a 
mixed-use building and serviced 
apartments intended or capable of 
being strata titled, are to 
demonstrate compliance with State 
Environmental Planning Policy – 

Does not comply  
The proposal was amended from 8 two 
storey dwellings to 6 two storey dwellings 
and 2 single storey dwellings. As result a 
revised BASIX Certificate was required to be 
lodged but was not provided with the 
additional information submitted to Council 
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Building Sustainability Index 
(BASIX). 

for the revised design. Therefore, the 
development does not comply to water and 
energy conservation commitments. 

Section 23 – Energy 
Conservation 

Dwellings, including multi-unit 
development within a mixed use 
building and serviced apartments 
intended or capable of being strata 
titled, are to demonstrate 
compliance with State 
Environmental Planning Policy – 
Building Sustainability Index 
(BASIX). A complying BASIX report 
is to be submitted with all 
development applications 
containing residential activities. 

Does not comply  
The proposal was amended from 8 two 
storey dwellings to 6 two storey dwellings 
and 2 single storey dwellings. As result a 
revised BASIX Certificate was required to be 
lodged but was not provided with the 
additional information submitted to Council 
for the revised design. Therefore, the 
development does not comply to water and 
energy conservation commitments. 

Section 24 – Landfill This section applies to development, 
which involves cutting and or filling 
of land. It does not involve land cut 
and filling in conjunction with a 
development application for a 
building(s). 

N/A 
Application incorporates construction of 
multi-dwellings.  

Section 25 – Waste 
Disposal and Re-
use Facilities 

Waste Management Plan Required Does not comply 
A waste management plan has been 
provided with the application, however does 
not address the removal, handling, and 
disposal (including the name and address of 
the licensed landfill), of asbestos material 
wastes that are likely to be encountered in 
the demolition process. 
 
  

Discussion – Section 6 – Water Cycle Management  
 
The application fails to address the following matters adequately and Council’s Development Engineer 
has requested the following matters must be addressed by the applicant: 
 

1. An amended stormwater drainage plan is to be provided to include the following; 

 A grated surface inlet pits must be provided for collecting stormwater from rear yards of unit and 
common driveway area of the development. Details of the system including pipe sizes, invert & 
surface levels, location etc should be submitted.  

 All the drainage design calculations (including electronic copy of DRAINS model) shall be 
submitted with a revised stormwater plan. 

 A summary table of pre and post development site discharges for all storm events from 5 year 
ARI to 100 year ARI storm events shall be shown on the revised plan. 

 Dimension and levels of the proposed OSD are to be shown on the plan.  
 

2. The Applicant is to ensure that the Landscaping Plan and Site Plan have been amended to correspond 
to the Stormwater Drainage Plan. Detail of the proposed drainage system including OSD are to be 
shown on the plan. 

 

Part 3.6 of the LDCP 2008 covers controls specifically relating multi dwelling housing in areas 
zoned R3 or R4. The key controls are discussed in the following table:  
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LDCP 2008 Part 3.6 – Multi Dwelling Housing (Villas and Townhouses) in the R3 and R4 

zones 

Control Requirement 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 650m2. 
 
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. 

Complies 
The total site area is 1337.80m2 with a site 
width of 36.58m. Therefore Section 4 of the 
DCP is not required. 

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. 
 
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 

Not Supported  
The proposed dwellings are considered to 
have been designed to minimise impacts 
on adjoining properties, however, the north 
to south orientation of the site and 
proposed two storey dwelling will 
overshadow the onsite dwellings. The rear 
single storey dwellings will be 
overshadowed by the nearby two storey 
units no. 5 & 6. A such that the 
development will lead to non-compliances 
with the overshadowing controls in 
particularly impact the ability of the living 
areas of units 7 & 8 to receive adequate 
solar access.  
 
 
 
Complies  
Each dwelling of the multi- dwelling 
housing development will provide a direct 
link to the POS from the living rooms which 
has been demonstrated in the approved 
plans. 
 
Complies 
The siting of windows of habitable rooms is 
considered to have been designed to 
minimise overlooking to POS of 
neighbouring properties. 
 
Does not comply 
The stormwater plans indicate that 
stormwater will be discharged via an OSD 
system. This has been reviewed by 
Council’s Land Development Engineer 
who did not support the proposed 
stormwater arrangement due to lack of 
information. 
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detention of stormwater where street 
drainage is inadequate. 
 
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. 

 
 
 
Does not comply 
The shadow diagrams indicate that the 
POS will receive adequate solar access, 
however the living rooms of units 7 & 8 will 
not receive adequate levels of solar access 
due to the location of the living rooms in 
proximity to the two storey units 5 & 6.  
 
N/A 
 No substantial vegetation is located on 
site 
 
 
Complies  
The proposed development is not located 
on the cul-de-sac head but is in the vicinity 
of a cul-de-sac head on Longstaff Avenue. 
The carriageway has a width of 8.0m. 

Townhouse and 
Villa Development 
on an 18m Frontage 
Block 

Controls relating to 18m frontage 
blocks 
Section 4 in Part 3.6 of the LDCP 
2008 prescribes controls for multi-unit 
housing developments on allotments 
with a frontage of less than 22 metres. 
 
 
 

N/A 
The site has a frontage greater than 22 
metres and is greater than 1000m2 in area. 

Setbacks  Front Setbacks 
Ground Floor: 4.5m 
First Floor: 5.5m 
Classified Roads: 7.0m 
 

Does not comply  
Unit 1 - Does not comply. 
Ground Floor: 4.5m 
First Floor: 3.5m (with 1.0m balcony 
encroachment to articulation zone). 
Unit 2 - Does not comply. 
Ground Floor: 4.5m 
First Floor: 3.5m (with 1.0m balcony 
encroachment to articulation zone). 

Side Setbacks 
Ground floor with windows to 
habitable rooms: 4.0m 
 
Ground floor without windows to 
habitable rooms: 0.90m 
 
 
 
 
 
 
 
 
 
 
 

Partially Complies  
Unit 1 - Complies 
South = 0.90m 
Windows are proposed in the kitchen area 
on ground floor.  
Unit 2 – Complies 
South = 0.90m 
Windows are proposed in the kitchen area 
on ground floor.  
Unit 3 – Complies 
North - 0.90m 
Windows are proposed in the kitchen area 
on ground floor.  
Unit 4 – Complies 
North - 0.90m 
Windows are proposed in the kitchen area 
on ground floor.  
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First floor without windows to 
habitable rooms: 1.2m 
 
First floor with windows to habitable 
rooms and neighbouring POS: 4.0m 

Unit 5 – Complies 
South = 0.90m 
Windows are proposed in the kitchen area 
on ground floor.  
Unit 6 – Complies 
South = 0.90m 
Windows are proposed in the kitchen area 
on ground floor.  
Unit 7 – Does not comply 
West = 0.90m 
Windows are not indicated on the floor plan 
but is indicated on Landscape Plan.  
Unit 8 – Does not comply 
East = 0.90m 
Windows are not indicated on the floor plan 
but is indicated on Landscape Plan. 
 
 
Unit 1 – Does not comply 
South = 0.90m 
Windows are proposed in the void area on 
the first floor.  
Unit 2 – Does not comply 
South = 0.90m 
Windows are proposed in the void area on 
the first floor.  
Unit 3 – Complies 
North - 0.90m 
No Windows are proposed in the northern 
elevation on the first floor.  
Unit 4 – Does not comply 
North - 0.90m 
No Windows are proposed in the northern 
elevation on the first floor.  
Unit 5 – Does not comply 
South = 0.90m 
Windows are proposed in the void area on 
the first floor.  
Unit 6 – Does not comply 
South = 0.90m 
Windows are proposed in the void area on 
the first floor.  

Rear Setbacks 
Ground floor without windows to 
habitable rooms: 4.0m 
 
Ground floor with windows to 
habitable rooms: 4.0m 

 
 
 
 
 
 
 
 

Does not comply 
Unit 1 - Complies 
West = 6.3m 
(3.2m to the rear alfresco structure which 
includes a roof) 
Unit 2 - Complies 
East = 6.3m 
(3.3m to the rear alfresco structure which 
includes a roof) 
Unit 3 – Does not comply 
Does not comply 
West = 6.6m 
(3.6m to the rear alfresco structure which 
includes a roof and blade wall) 
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Unit 4 – Does not comply 
East = 6.6m 
(3.6m to the rear alfresco structure which 
includes a roof and blade wall) 
Unit 5 - Does not comply 
West = 6.6m 
(3.6m to the rear alfresco structure which 
includes a roof and blade wall) 
Unit 6 – Does not comply 
East = 6.6m 
(3.6m to the rear alfresco structure which 
includes a roof and blade wall) 
Unit 7 (Single Storey Unit) – Complies 
South = 4.0m 
Unit 8 (Single Storey Unit) - Complies 
South = 4.0m 
 
Despite the compliance of the single storey 
units at the rear, the application proposes 
a lift and fire stairs enclosed in a masonry 
structure at the rear of the site which is 
setback 2.0m from the rear boundary 
which is not acceptable. 
 
Units 3 to 6 include large blade walls 
stretching from the common wall to the 
rear. They are large structures that partially 
enclose the rear alfresco areas and along 
with a roof over the alfresco area, create a 
structural element at the rear of the 
building which extends the ground floor. 
This reduces the rear setback for these 
units which becomes non-compliant at less 
than 4.0m as required by the LDCP 2008.  

First floor without windows to 
habitable rooms: 4.5m 
 
First floor with windows to habitable 
rooms and neighbouring POS: 6.0m 

Complies 
Unit 1 - Complies 
West = 6.0m 
Unit 2 – Complies 
East = 6.0m 
Unit 3 - Complies 
West = 6.0m 
Unit 4 - Complies 
East = 6.0m 
Unit 5 - Complies 
West = 6.0m 
Unit 6 - Complies 
East = 6.0m 
 
Units 1 to 6 propose a first floor with rear 
facing windows that are a minimum of 
6.0m.  

Garages or Carports must be set 
back a minimum of 1m behind the 
main face of the dwelling (see Figure 
2). (The main face is the first wall of a 
habitable room) 

N/A 
Basement parking is proposed below the 
building footprint. 
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Verandahs, balconies, eaves and 
other sun control devices may 
encroach on the minimum front and 
secondary setback by up to 1m. 
 

Does not comply 
The proposed verandah and balcony 
would encroach into the front setback by 
a maximum of 1m. However, the 
encroachment leads to a first floor 
setback of 3.5m which is non-compliant 
as minimum of 5.5m first floor setback is 
required.  

The secondary setback is the longest 
length boundary. 

N/A 

Setbacks across internal driveways 
Buildings shall be setback a minimum 
of 8m from other buildings across a 
driveway. 

Complies 
Units 1 & 2 face the street and are 8.0m 
setbacks across the basement driveway 
entry ramp.  

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 unencumbered area of 4 
x 5m shall be provided in rear 
setback to accommodate deep 
rooted trees. 

Complies 
Proposed landscaped area = 437.10m2 
Site area = 1337.80m2 
Landscaped area proposed is 33%.  
 
 
Does not comply 
Unit 1 to 6 do not have a minimum 4x5m 
unencumbered area within the POS due to 
the large alfresco areas dominating the 
rear setback. 
 
 
 
 

POS required for Dwelling size: 
Each dwelling shall provide a 
minimum private open space area, 
which is not covered by a roof in 
accordance with the following: 
 
Small <65m2: 30m2 
Medium 65m2 – 100m2: 40m2 
Large > 100m2: 50m2 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
Areas less than 1.5 m in width does 
not qualify as Private Open Space. 
Private Open Space must be directly 
accessible from the main living area. 

Does not comply 
Private Open Space of all dwellings do not 
comply.  
 

Dwelling GFA 
(m2) 

POS 
(m2) 

1 85.712 33 

2 86.31 36 
3 82.923 31 
4 83.60 31 
5 83.40 24 
6 83.564 24 
7 74.88 50 
8 75.616 50 

 
The PoS of units 1 to 6 requires 40m2 of 
area that is not covered by a roof. The rear 
PoS of these units does not comply due to 
the covered alfresco area at the rear. As a 
result, the PoS of these units is reduced 
and does not comply.  
 
Complies 
All PoS have widths larger than 1.5m and 
are directly accessible from each dwelling 
main living area. 
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A minimum of 50% of the Private 
Open Space are must receive 3 hours 
of sunlight between 9:00am and 
5:00pm on 21 June. 

 
Complies 
Shadow diagrams submitted with DA-
275/2020 indicate each POS receiving the 
minimum 3 hours of sunlight on June 21. 

Cut and Fill  Maximum Cut permitted: 500mm 
 
 
 
 
 
Maximum Fill permitted: 750mm 

Considered acceptable 
The application proposes a basement 
parking and storage area. This will entail a 
cut into the landscape by up to 2.7m in 
order to facilitate the basement parking. 
 
Does not comply 
The proposed fill is predominantly below 
750mm except for unit 1 finished ground 
floor level is implied at RL18.60. 
Considering the existing natural ground 
(NGL) level is RL17.48 at the front portion 
of the site as per the survey plan, the 
application is proposal a fill of 1.12m which 
is not acceptable and is contributing to 
excessive vertical expression to the 
streetscape.  

Private Open Space 

(POS) 

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 be assessed on merit. 
Facades can be articulated by: 

Complies 
Unit 1 and 2 has its main entrance 
orientated to face Longstaff Avenue.  
 
 
 
 
Complies 
The entries of each dwelling are clearly 
identifiable. 
 
 
Does not comply 
The first floor of the units has areas greater 
than 2/3 of their respective ground floor. 
(Refer to discussion below) 
 
Does not comply 
The building facades are identical to both 
unit 1 and 2. The roof form is not varied and 
the proposed elongated presentation to the 
street is not well articulated and is not 
consistent with the existing character in the 
area which consists of low wide single and 
two storey homes.  
 
Not Supported  
The schedule of colours and finishes with 
DA-275/2020 demonstrate the use of a 
mixture of render and brick cladding 
creating varying finishes, however the 
implementation of the materials and 
finishes is not acceptable. 
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- The use of different materials and 
detailing and / or 

- The inclusion of balconies, 
verandas, 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’ 
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. 
 
 
 
 
 
The maximum roof pitch shall be 36 
degrees. 
 
Townhouses built on steep or sloping 
blokes should be built of split-level 
construction. 

 
 
 
 
 
 
 
Does not comply 
Sidewalls over approximately 9.10m long. 
Despite the length being below 10m, the 
ground floor and first floor should include 
changes in material colour of articulation to 
reduce the dominance of the single colour 
brick wall. 
 
Complies  
The entrances to each dwelling are clearly 
identifiable. 
 
Complies  
Windows at the rear of the allotment 
accommodate privacy of the neighbouring 
property through compliant setbacks.   
 
 
 
 
 
 
N/A 
Basement parking provided.  
 
 
 
 
N/A 
No attic spaces proposed.  
 
 
 
 
Not supported  
The ceiling of the car parking level would 
not exceed more than 1m above the 
natural ground level. However, the site 
slopes towards the street and the 
basement will be visible from the street. 
The plans do not indicate how this will be 
managed or indicate any basement 
ventilation.  
 
Complies 
Proposed Roof pitch is 18 degrees.  
 
Not Satisfactory 
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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. 
 
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. 
 
 

The site has a slope that is exacerbated 
towards the front.   This is created a 
situation where the front portion of Unit 1 is 
approximately 1.1m above the natural 
ground level. Considering the bulk and 
scale of unit 1 is exacerbated in length by 
the additional height. The proposal can be 
amended to comply by reducing the height 
of the ground floor RL and improving the 
overall appearance of the proposal to 
Longstaff Avenue.  
 
Complies  
No balconies proposed on the side or rear 
of the dwellings.  
 
 
 
 
N/A  
No blank walls facing the street frontages 
are proposed. 
 
 

 Discussion – The first floor of the townhouse developments must be no 
greater than two thirds of the ground floor area. 
 
The first floor all dwellings are greater than two-thirds of the ground floor area for 
their respective dwelling. The applicant has not provided an adequate justification 
as to why this has been implemented in the design. In relation to the development 
it results in the following non-compliances: 
- Reducing the first-floor side setbacks below 1.2m 

- Reducing the front setback from 5.5m as required to 3.5m with front facing 
balcony encroachment. 

- Contributing to bulk and mass by excessive vertical accentuation to the height 
of the buildings which provides a negative presentation to the street and does 
not make an effort to fit within the existing street pattern.  

- The transition from the ground floor and first floor are not well articulated for 
units 3 to 6 with a single material used for both elevations with little to no 
openings.  

- Unencumbered PoS is not compliant for the majority of units. 

- There is a concern to the amount of solar access that will be received by the 
internal living areas of the rear single storey units. 

The applicant has not sufficiently addressed these concerns and considering the 
north to south orientation of the development, the footprint of the first floor is 
contributing to negative impacts to the neighbouring units particularly the single 
storey units at the rear of the site.   
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Building Design and 

Appearance 

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. 
 
 
 
 
Each dwelling must provide a 
minimum storage area of 8m3. 
 
 
 
 
 
 
Locate active use rooms or habitable 
rooms with windows overlooking 
communal/public areas (e.g. 
playgrounds, gardens). 

Complies 
Units 1 & 2 front the street boundary 
incorporate a living room and bedrooms 
which front the street to promote 
surveillance. 
 
Complies 
Where achievable the dwelling’s ground 
floor living area have taken advantage of 
northern aspects. Each dwelling’s POS is 
accessible from their respective ground 
floor living areas. 
 
Complies 
Each Dwelling incorporates cross 
ventilation. 
 
Not Supported  
The proposed dwellings incorporate 
bathrooms and laundries to the side and 
rear of the development. Ground floor 
Bathrooms/Powder rooms for units 3 to 6 
are to small and unlikely provide adequate 
amenity for these units. 
 
Not Supported  
Sufficient storage is provided to each 
bedroom in the form of cupboards and in 
the basement. There is general all-purpose 
storage located under the staircase 
however no general storage is located on 
the first floor of units 1 to 6  
 
N/A 
 
 

Discussion – Building Design and Appearance  
 
The application proposes small powder rooms on the ground floor of units 3 to 6 
which do not provide good amenity for the ground floor. Further to this, the ground 
floor layout of units 3 to 6 encompasses a living/dining/kitchen open plan area that 
will also be utilised for a  corridor access to the units within a 5 x 5m area which is 
unlikely to be sufficient for occupants when furniture is factored in.   
 
Units 1 & 2 have an area that is 0.6m in width at the bottom of the staircase that is 
used to access the stairs which does not comply to building code requirements. 
Units 7 & 8 include doorways that open up onto bedroom cupboards.  
 
It appears that the design has not been adequately interrogated in terms of amenity 
of occupants. Amenity is important in the scheme of multi-dwelling design due to 
the general small to medium nature of the dwellings. In this case, the amenity is 
being affected by several non-compliant building code matters such as the small 
bathroom, staircase access areas and small living/dining/kitchen areas in some of 
the units. Council cannot support a proposal that will not benefit occupants and the 
proposal is not supported on the lack of amenity of units.  
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Internal Driveway and Car Parking 
layout 
Minimum Internal Driveway Width 
permitted: 3.5m 
 
 
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. 
 

Complies 
The proposed internal driveway would be 
a minimum of 5.5m in width at the crossing 
point to the subject site and 5.5m at the 
entrance to the basement. 
 
Complies 
The proposed paved area is limited to that 
required for the driveway and front 
communal pathway and entry areas. 
 
 
Complies 
The proposed multi-dwelling housing 
development has reduced large expanses 
of driveways where possible through 
incorporating a basement carpark.  

Internal Design Basement Car Parking 
 
Basement car parking is permitted but 
will be included as a storey if the 
ceiling is located more than 1m above 
the natural ground level. 
 
 
 
 
 
 
 
 
On sites that slope away from the 
street, underground car parking 
structures that protrude more than 1m 
above the natural ground level 
towards the rear will not be included 
as a storey where topographical 
features warrant and the streetscape 
is not adversely affected. The car 
parking area should be adequately 
obscured from visible sight by the 
screen planting. 

 
 
Not Satisfactory 
The proposed basement car parking is less 
than 1m above the natural ground level, 
however these is concern on basement 
protrusion at the front portion of the site to 
Longstaff Avenue. Further information 
would be required to address this. 
 
 
 
 
Not Satisfactory 
The site slopes towards the front North-
West corner and the basement is 
adequately aligned. However, there is 
concern on the protrusion of the basement 
towards the front prior of the site. There is 
insufficient information relating to this and 
no screen planting is proposed on the 
Landscape Plan to mitigate any potential 
protrusion.   
 

Car Parking and 

Access 

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 with the DCP. 
 
Kerbs shall be provided along the 
edge of all internal driveways. All 

 
 
Complies 
One vehicular crossing to the basement 
proposed. 
 
N/A 
No Driveways to individual dwellings 
proposed.  
 
 
 
Complies 
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traffic must be able to enter and exit 
the site in a forward direction. 

Kerbs will be provided along the edge of 
the proposed driveway. Traffic will be able 
to enter and exit 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 
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 along the 
side 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 

Does not comply 
The setbacks to units 1 to 6 do not propose 
canopy tree planting. The inclusion of an 
alfresco area at the rear of these units, 
reduces the planting area to less than 4.0m 
therefore not allowing a tree to be panted.  
 
There are 5 trees planted in the rear 
setback of units 7 & 8 and behind the lift 
and basement stairwell, however these 
trees will impact the drainage easement 
that runs along the rear of the 
neighbouring. 
 
Does not comply 
The landscaping is not appropriate as the 
minimum encumbered area at the rear of 
units 1 to 6 does not comply and is not 
adequate to plant mature trees. No trees 
are proposed in these areas. 
 
Tree proposed in the rear setback are not 
supported as they will impact on the 
drainage easement in the neighbouring 
sites at the rear.  
 
 
 
Complies  
The landscaping schedule submitted with 
DA-275/2020 indicates that: 
- Various native species have been 

proposed within the landscaped area. 
- A mix of vegetation has been proposed 

within the landscaped area. 
 
Complies 
Landscaping in the vicinity of the driveway 
entrance would be highly unlikely to 
obstruct visibility.  
 
 
Satisfactory 
The shrubs proposed along the driveway 
have a maximum height of 1.0m-4.0m and 
are unlikely to obstruct visibility. 
 
 
 
Not supported 
Tree and shrub planting have been 
incorporated along the side boundaries are 
supported. Trees planted at the rear are 
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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. 
 
 
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. 

not supported as they will impact on 
drainage easement in the rear properties 
and at 12m in height will impact the 
neighbouring sites solar access 
throughout the day. 
 
Satisfactory 
No landscaping on podiums is proposed. 
Planter boxes are proposed however it is 
not indicated if they are irrigated. 
 
Complies 
The proposed front setback would be 65% 
landscaped.  
 
 
 
Not supported 
The proposed trees at the rear are likely 
impact on the solar access however, 
appropriate shade and sunlight will 
penetrate the rear PoS of neighbouring 
sites, but in a reduced capacity. 
 
Does not comply 
Trees with mature height of 12m have 
been proposed to be planted at within 3m 
from utility services at the rear of the 
neighbouring properties.  
 
 
Complies 
The areas between the driveway and the 
dwellings are landscaped. 
 

Primary Frontage 
The maximum height of a front fence 
is 1.2m. The front fence may be built 
to a maximum height of 1.5m if the 
fence is setback 1m from the front 
boundary with suitable landscaping in 
front of the proposed. 
 
Fences should not prevent 
surveillance by the dwelling’s 
occupants of the street or communal 
areas. 
 
Front fences shall be constructed in 
masonry, timber, metal pickets and/or 
vegetation and must be compatible 
with the proposed design of the 
dwelling. 
 

 
Complies 
Proposed front fencing would be less than 
1.2m.  
 
 
 
 
Complies 
Proposed front fencing would not prevent 
surveillance by the dwelling’s occupants of 
the street or communal areas. 
 
Complies 
Front fence to be constructed with 
rendered brick fence to colour match the 
dwellings with metal pickets and metal 
gates.   
 
N/A  
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The front fence may be built to a 
maximum of 1.8m only if: 
- The primary frontage is situated 

on a Classified Road. 
- The fence is articulated by 1m for 

50% of its length and have 
landscaping in front of the 
articulated portion. 

- The fence does not impede safe 
sight lines from the street and 
from vehicles entering and exiting 
the site. 

 
Front fences are to be constructed of 
materials compatible with the 
proposed design of the dwelling. 

 
 
 
 
 
 
 
 
 
 
 
 
Complies 
Front fencing constructed of materials 
compatible with the proposed design of the 
dwellings. 

Boundary Fencing Boundary Fences 
The maximum height of side 
boundary fencing within the setback 
to the street is 1.2m. 
 
Boundary fences shall be lapped and 
capped timber or metal sheeting. 

 
N/A 
No front setbacks boundary fencing is 
indicated.  
 
 
Noted. 

Amenity and 

Environmental 

Impact 

 

 

 

 

 

 

 

 

 

Overshadowing 
Adjoining properties must 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. 

Complies 
The shadow diagrams indicate that the 
adjoining properties would receive 3 hours 
of sunlight to 50% of the POS and living 
rooms between 9.00am and 5.00pm. 
 
 
 

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. 

Complies 
The amended design of the dwellings, 
landscaping and fencing is considered to 
maximise privacy to the subject site and 
adjoining properties. 
 
 
Complies 
Windows to habitable rooms are located 
on the ground floor and are mostly 
screened by 1.8m high fencing. 
 
 
 
Does not comply 
Landscaping in the form of medium sized 
trees cannot be incorporated in the rear 
setbacks due to the reduced setbacks 
caused by the large alfresco area for unit 1 
to 6. Furthermore, medium sized trees 
cannot be planted along access driveways 
to increase visual privacy between 
dwellings because units 1 and 2 are too 
close to the driveway communal areas and 
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the space cannot accommodate medium 
sized trees. 

Acoustic Impact 
Noise attenuation measures should 
be incorporated into building design 
to ensure acoustic privacy between 
on-site and adjoining buildings. 
 
Developments in areas adversely 
impacted upon by rail or traffic related 
noises must incorporate the 
appropriate noise and vibration 
mitigation measures into the design in 
terms of the site layout, building 
materials and design, orientation of 
the buildings and location of sleeping 
and recreation areas. 
Where party walls are provided, they 
must be carried to the underside of 
the roof and be constructed in 
accordance with Part F5 of the 
Building Code of Australia. 
- The proposed buildings must 

comply with the Environment 
Protection Authority criteria and 
the current relevant Australian 
Standards for noise and vibration 
and quality assurance. 

 
 
 
 

N/A 
 

Site Services Letterboxes 
Letterboxes shall be provided for 
each dwelling on site, easily 
accessible from the street, able to be 
securely locked and provided in 
accordance with Australia Post’s 
requirements 
 
Freestanding letterbox structures 
should be designed and constructed 
of materials that relate to the main 
building. 
 
Residential numbering should be 
attached to the letterbox so that it is 
clearly visible from the street 
frontage. Numbers should be 75mm 
in height, reflective and in contrast to 
the backing material. 

Can comply by condition  
Should the application have been 
supported conditions would have been 
imposed.  
 
 
 
 
Should the application have been 
supported Advisory conditions will have 
been imposed outlining Australia Post 
requirements. 
 
Should the application have been 
supported, conditions would have been 
imposed.  

Waste Management 
Waste disposal facilities shall be 
provided for development. These 
shall be located adjacent to the 
driveway entrance to the site. 

 
Does not comply 
Waste Bins are proposed to be located in 
the rear PoS of each unit and can be 
wheeled out through side setbacks via the 
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Any structure involving waste 
disposal facilities shall be located as 
follows: 
- Setback 1m from the front 

boundary to the street. 
- Landscaped between the 

structure and the front boundary 
and adjoining areas to minimise 
the impact on the streetscape. 
 

Not be located adjacent to an 
adjoining residential property. 

communal areas. Access from the rear 
PoS is via separation between each unit.  
 
However, the WMP does not include 
information relating to the asbestos 
removal and handlining, does not indicate 
the type or size of bins, the location and 
storage of waste bins, and does not 
indicate or discuss if the path of travel of 
the bins will be smooth and free of kerbs 
and other obstacles.  
 
 

 
Overall, the proposal does not comply with the key controls outlined in the LDCP 2008.  

 
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 likely to create adverse impacts on the surrounding built 
environment by impacting on the neighboring drainage easement at the rear. 
Furthermore, the ground floor rear setbacks, landscaped area for units 1 to 6, PoS of 
units 3 to 6 and the first-floor setbacks of units 1 to 6 are not complaint to LDCP 2008 
requirements. In addition, the units will overshadow each other particular impacting the 
rear single storey units and the general amenity of internal area for various units is 
compromised with small ground floor bathrooms, insufficient circulation space at the 
bottom of staircases and insufficient rooms sizes for combined living/dining/kitchen 
areas. Therefore, the proposed development is not considered to be of an appropriate 
scale and is likely to create detrimental impacts on the adjoining properties or the 
locality as a whole.  

 
It is considered that the proposed development has not been designed with sufficient 
regard to surrounding properties and the site constraints and is considered an 
overdevelopment of the site. 

 
 Social Impacts and Economic Impacts 
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The proposal would result in a positive economic impact in the locality through the 
capital investment value of the development. However, the proposed small internal 
spaces do not comply to buildings standards and the design is being compromised for 
unit yield. Therefore, the development is likely to generate identifiable detrimental 
social impacts and is not consistent with desired development type in the locality.   

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

 
The proposal does not comply with a number of relevant controls that are in place to 
ensure adequate amenity is provided by new developments, namely front, rear and 
side setbacks, sufficient landscaping in the rear for planting trees, PoS, overshadowing 
and room sizes. The issues are created by small units with small spaces, and the 
proposal compromises the amenity of occupants and a number of planning principles 
to maximise yield which is leading to an overdevelopment of the site.  

 
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 

Development Engineer Not supported due to insufficient stormwater plans provided.  
The following matters have not been addressed: 
 
1. An amended stormwater drainage plan is to be provided to 

include the following; 
 

 A grated surface inlet pits must be provided for 
collecting stormwater from rear yards of unit and 
common driveway area of the development. Details of 
the system including pipe sizes, invert & surface levels, 
location etc should be submitted.  

 All the drainage design calculations (including electronic 
copy of DRAINS model) shall be submitted with a 
revised stormwater plan. 

 A summary table of pre and post development site 
discharges for all storm events from 5 year ARI to 100 
year ARI storm events shall be shown on the revised 
plan. 

 Dimension and levels of the proposed OSD are to be 
shown on the plan 

Traffic Engineer Supported subject to conditions of consent.  
 

Waste Management 
Officer 

Not supported due to insufficient Waste Management Plan 
(WMP), which does not address the presence of asbestos in the 
existing building and how that will be managed at demolition 
stage. Accordingly, the following information has not been 
provided: 
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Provide an updated WMP, detailing: 
 
1) The arrangements for the removal, handling, and disposal 
(including the name and address of the licensed landfill), of 
asbestos material wastes that are likely to be encountered in the 
demolition process. 
 
2) That each residence will be issued with a full kit of three 
domestic waste bins, which under the current waste 
arrangements are a 140 litre general waste bin, a 240 litre 
recycling bin and a 240 litre green (garden) waste bin. 
 
3) That the residents will store waste bins within their own private 
open space gardens, must present their own bins for emptying 
no earlier than the afternoon before collection and must replace 
those bins back in their private open space no more than 24 
hours after collection. No bins are to be stored on common 
areas. 
 
4) That the paths of travel of all waste bins from where they are 
stored, to the kerbside where they will be emptied, must be 
smooth and free of any sudden changes in level such as steps, 
kerbs or garden edges. 
 

Natural Environment 
Planner 

Supported subject to conditions of consent.  

Traffic Engineer Supported subject to conditions of consent.  
 

Environmental Health Supported subject to conditions of consent. 
 

 

(b) External Referrals  
No external referrals were required as part of this application.  
 
(c) Community Consultation  
The initial proposal was notified for a period of 14 days from 26 May 2021 to 10 June 2020 in 
accordance with Liverpool Community Participation Plan 2019.  A total of 17 submissions were 
received in response to the first public consultation process.  Subsequently, the applicant 
provided an amended scheme which was re-notified for a period of 21 days from 4 January 
2021 to 27 January 2021 in conjunction with the Christmas/New Year notification 
requirements as per the Liverpool Community Participation Plan 2019. A further 12 
submissions were received and many of the same issues were raised. 
 
The following comments are provided in respect to the concerns raised by surrounding 
residents: 
 
ISSUE 1: Setbacks and Privacy impacts - visual and acoustic. 
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Comments: The front setbacks of unit 1 & 2 for the first floor is 3.5m with balcony 
encroachment which does not comply to Council’s Development Control Plan. Side setbacks 
for units 1 to 6 varies from 3.2m to 3.6m taken from the ground floor alfresco. The alfresco is 
a structure attached to the dwellings at the rear and includes a roof which reduces the overall 
setback of the proposal. This is also impacting the rear landscaped and PoS which becomes 
non-compliant in dimensions. 
 
The side setbacks proposed to the units 1 to 6 is 0.9m on the first floor which does not comply 
with the minimum 1.2m. Further, the first floor GFA is required to cover not greater than 2/3 
of the ground floor GFA. The proposal does not comply. 
 
While noise associated with the site is likely to increase given the intensification of the 
residential accommodation at the premises, it is considered to be typical with that generated 
by a medium density development in a medium density zone. Accordingly, without further 
evidence that demonstrates the proposal would unreasonably impact the acoustic amenity 
locality beyond what is envisaged under Council’s local policies, it is difficult to address this 
matter further. Despite this, the proposal did provide a landscape plan, but does not propose 
any trees along the side boundaries to aid in reducing acoustic transfer. As a result, the 
landscape plan is considered inadequate. 
 
ISSUE 2: Solar access and overshadowing.   
 
Comment: The amended scheme is unlikely to generate any unreasonable impacts in terms 
of overshadowing on adjoining properties in accordance with the provisions of Council’s 
Development Control Plan.  
 
The shadow diagrams submitted with the application indicate the proposed development will 
not prevent any adjoining sites from receiving the minimum required 3 hours of solar access 
between 9am and 5pm in mid-winter to a living room window on any adjoining property and 
to at least 50% of the private open space of an adjoining site. However, the proposal ill impact 
on the solar access to the rear single storey lots as unit 5 & 6 are two storey and will 
overshadow the living areas of units 7 & 8, therefore the proposal is not consistent with 
Council’s Development Control Plan.   Furthermore, the applicant has also demonstrated that 
solar panels on residential dwellings adjacent to the site to south will receive a minimum of 5 
hours solar access. In this regard, the development is not considered to provide an 
unreasonable impact to the immediate locality by way of impacts to solar access and it is 
consistent of character of a medium density environment. 
 
ISSUE 3: Height and length of wall on the Eastern boundary 
 
Comments: The height and length of wall complies with Council’s Controls.  
 
ISSUE 4: Absence of information relating to required number of car/visitor spaces; 
 
Comments: Basement parking plans accompany the proposal and have been posted online 
during the notification period.  
 
ISSUE 5: Volume of traffic currently using Nuwarra Road. 
 
Comments: The application was accompanied by traffic impact assessment which was 
assessed by Councils Traffic Section. Council’s Traffic Engineer reviewed the submitted traffic 
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impact assessment and had no objection subject to conditions of consent. As such, generated 
traffic associated with the proposal are considered acceptable based on Council’s Traffic 
engineers review and for a multi-dwelling housing development of this nature in a medium 
density zone. 
 
ISSUE 6: Insufficient parking within the development and insufficient visitor parking causing 
additional on-street parking, which will increase hazards to pedestrians and traffic. 
 
Comments: The amended scheme proposes a basement for parking and provides 19 parking 
spaces as well as bike parking and a loading area. Overall, the proposal complies with the 
parking requirements for multi-dwelling housing.   
 
ISSUE 7: Insufficient parking spaces at Holsworthy Railway and Moorebank Shopping 
Village. 
 
Comments: The amened scheme complies with the parking requirements for the proposal.   
 
ISSUE 8: Poor public transport in the area. 
 
Comments: A Traffic Report was provided and assessed the potential traffic and transport 
impacts. The proposal is not expected to put additional pressure of local transport. 
Furthermore, the development provides a basement that includes compliant parking 
requirements.  
 
 
ISSUE 9: Impact of construction (basement excavation, damage adjoining properties, water 
seepage issues, heavy vehicles using the local roads).  
 
Comments: Should the proposal have been supported, conditions of consent would have 
been imposed that require a Dilapidation Report prior and after construction to ensure any 
damage that is caused as a result of the development will be required to be repaired to the 
cost of the developer. Furthermore, sediment control measures would have been required 
during the contribution to control grey water and seepage. Vehicles using their road during 
construction will be the responsibility of the developer and road opening and closing permits 
are required to be obtained from council which will manage and provide specific conditions for 
road permits.  
 
ISSUE 10: The tree species chosen will attract insects to the area. 
 
Comments: Noted 
 
ISSUE 11: Lack of amenities. 
 
Comments: Noted. Should the proposal have been supported, the proposal would have 
incurred 7.11 developer contributions to be made to Council in order for Council to maintain, 
update and provide additional amenities for the area.  
 
ISSUE 12: Inconsistent with the surrounding residential character, streetscape and 
ambience. 
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Comments: The amended scheme presents two dwellings to the street that are not well 
articulated. The façade includes excessive vertical expression and thus, is unnecessarily 
accentuates the height of the scheme that does not fit within the streetscape.  
 
ISSUE 13: The proposal is for high density and the area is a low-density area. 
 
Comments: The proposal is classified as multi-dwelling housing and is a permissible use in 
the R3 zoned land which is the zoning for the site.  
 
ISSUE 14: There will be negative impact on the sewer system and water management in the 
area. 
 
Comments: The amended scheme provides a stormwater plan which has been assessed by 
Council’s Land Engineer who did not support the proposed stormwater arrangement. 
Therefore, the proposal cannot be supported as the applicant has not provided an adequate 
arrangement which can manage the increased demand on the nearby drainage system.  
 
ISSUE 15: Safety of children and elderly in the area will be compromise with increase to 
traffic and more vehicles in the area. 
 
Comments: The proposal is not anticipated to reduce safety. Vehicles are restricted to the 
road and single access driveway is proposed to cross the footpath compared to the exisitng 
two driveways. The traffic impact assessment indicates that the traffic generation will increase 
mildly in the area and the proposal has been supported by Council’s Traffic Engineer.  
Therefore, safety is not anticipated to be compromised as a result of this development.  
 
ISSUE 16: Garbage trucks and emergency vehicles will not be able to get through with the 
number of parked cars there will be. 
 
Comments: The local area is well serviced with residential properties that provide adequate 
parking for residents. The development proposes adequate parking that complies with 
Council’s Controls. Residents are encouraged to use parking on the respective sites; however, 
street parking is permissible, and Council cannot impose such rules to restrict street parking 
in this area unless safety concerns (due to street width for example) are presented.  
 
ISSUE 17: Lack of relevant information provided in this DA for residents. 
 
Comments: All initial plans and the amended scheme are notified as per Liverpool Community 
Participation Plan 2019 with all plans published on Council’s eplanning portal. 
 
ISSUE 18: Complaints about the process and they feel that they are not being listened too. 
 
Comments: All submissions have been considered and amendments were requested based 
on council’s assessment and public submission period. This has led directly to the rear 
dwellings being reduced to single storey.  
 
ISSUE 19: Devaluation of surrounding properties 
 
Comments: The development of multi-dwelling housing is permitted form of development for 
the locality, having regard to the R3 zoning of the site.  In respect to depreciation of property 
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value, there is no evidence to suggest that the proposed development will result in the 
depreciation of the value of any neighbouring properties. 
 
ISSUE 20: Revised plans are the same and why has council accepted the same plans. 
 
Comments: The scheme has been significantly amended. The design of dwellings has been 
amended and two rear dwellings have been changed to single storey from two storey and the 
proposal was detached in parts to create access to the rear PoS.  
 
ISSUE 21: The height of buildings will impact neighbouring properties. 
 
Comments: The amended scheme reduced the two rear dwellings to reduce the 
overshadowing impacts to the rear properties PoS. However, the front facade is raised 1.1m 
above the natural ground level which is unnecessary and exacerbates the elongated building 
presentation to the street, which is not consistent with the existing and anticipated streetscape.  
 
ISSUE 22: Overdevelopment of the site. 
 
Comments: The overall non-compliance to PoS, Internal amenity, first floor footprint, non-
compliant front, rear and side setbacks and landscaping indicates that the proposal is an 
overdevelopment of the site.  
 
ISSUE 23: The street is a cul-de-sac. 
 
Comments: There are no specific controls that indicates that multi-dwelling housing cannot 
be developed in cul-de-sac street. However, there are controls that do not permit multi-
dwelling housing on cul-de-sac turning heads which the proposal is not.  
 
ISSUE 24: Neighbours are concerned that this proposal is just a quick money-making 
scheme without considering the housing style in the area. 
 
Comments: Noted. Financial feasibility of the development is not a planning matter and 
cannot be considered as per of the assessment.  
 
ISSUE 25: The traffic report does not specify what the development actually is.  
 
Comments: The revised traffic report does not clearly indicate the proposal. However, the 
report does discuss the changes to traffic and parking requirements. Council’s Traffic engineer 
reviewed the amended report and was satisfied.  
 
ISSUE 26: The SEE does not discuss the amended proposal. 
 
Comments: No SEE was provided for the amended proposal which was requested in 
additional information request to the applicant.  
 
ISSUE 27: Noise from the lift and stairs at the rear which to close to residents at the rear. 
 
Comments: Noted. The proposed lift and staircase arrangement are not supported. 
 
ISSUE 28: Self-Containment of runoff waters. 
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Comments: Sediment control measures would be imposed via conditions of consent should 
the proposal have been supported.  
 
ISSUE 29: Privacy Screening along the rear fence boundary. 
 
Comments: Large trees are proposed along the rear boundary which are not supported.  
 
ISSUE 30: Soil classification ie, Asbestos (either in soil or demolished houses). 
 
Comments: The proposal did not include a suitable Waste Management Plan.  
 
ISSUE 31: Security concerns relating to more people coming in the area as a result of the 
development. 
 
Comments: Noted. CPTED principles are safety and security concepts that should be 
incorporated into such development. The applicant has not specifically addressed these, but 
the proposal does provide passive surveillance to the street and communal areas. More 
people entering the area does not definitively lead to safety concerns and this cannot be a 
sole reasoning for nonsupport of the proposal as its proposed in the amended scheme.  
 
6.9. Section 4.15(1)(e) - The Public Interest  
 
The proposed development is not consistent with the objectives of the R3 Medium Density 
namely the following objectives: 
 
 
 
-  ‘To enable other land uses that provide facilities or services to meet the day to day needs 

of residents’, 
- ‘To ensure that a high level of residential amenity is achieved and maintained’)   
 
The application proposes small rooms and inadequate circualtion areas on the ground floor, 
reduced front, rear an side setbacks, non compliant PoS, inadequate landscaping arrangment 
in the rear setbacks of units, insufficient stormwater arrangment, and no BASIX certificate for 
amended plans which results in a disregard for general amenity of occupants. As a result, the 
proposal does not meet the day to day activities of residents and does not ensure a high level 
of residential amenity is achieved and maintained. 
 
Accordingly, the proposal is not considered to be in the public interest, and therefore should 
be refused.  
 
 

7. DEVELOPMENT CONTRIBUTIONS 
 
Should the application have been supported, a Section 7.11 Development Contribution would 
be applicable in accordance with the Liverpool Contributions Plan 2009. 
 
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 
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Environmental Planning Policies, Liverpool LEP 2008, LDCP 2008, and the relevant codes 
and policies of Council. 
 
As demonstrated above, the proposed development is an overdevelopment of the site and will 
result in adverse impacts upon future occupants, the neighboring properties, and the locality, 
and therefore the proposal should be refused. 

 
9. RECOMMENDATION 
 
THAT Development Application DA-275/2020 for ‘Demolition of existing structures and 
construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 
2 x single-storey dwellings above basement car park and associated strata title subdivision’ at 
162 and 164 Longstaff Avenue, Chipping Norton be refused for the following reasons: 
 
1) The proposed development is considered to be inconsistent with the provisions of 

Greater Metropolitan Regional Environmental Plan No. 2 – Georges River Catchment 
(now deemed SEPP); in that insufficient evidence has been submitted to satisfy the 
consent authority that the stormwater plan is adequately designed and will be suitable 
for the intended land use without impacting the Georges River; and the State 
Environmental Planning Policy (Building Sustainability Index: BASIX) 2004; in that no 
BASIX Certificate was provided for the amended proposal pursuant to the provisions 
of Section 4.15(1)(a)(i), Section 4.15(1)(b), and Section 4.15(3A) of the Environmental 
Planning and Assessment Act 1979. 
 
 

2) The proposed development is inconsistent with the objectives of the R3 - Medium 
Density Residential zoning in so far it is proposing to vary a number of development 
controls that relate to the following concepts in the LLEP 2008: 
 

o To enable other land uses that provide facilities or services to meet the day to 

day needs of residents. 
o To ensure that a high level of residential amenity is achieved and maintained. 

 
Pursuant to the provisions of Section 4.15(1)(a)(i) of the Environmental Planning and 
Assessment Act 1979.  

 
3) The proposed development does not achieve satisfactory compliance with the 

objectives and controls as stipulated in Liverpool Development Control Plan 2008 Part 
1 – General Controls for all Development, Section 3 – Landscaping and incorporation 
of Existing Trees, Section 6 – Water Cycle Management, Section 8 – Erosion and 
Sediment Control, Section 22 – Water Conservation and Section 23 – Energy 
Conservation, pursuant to the provisions of Section 4.15(1)(a)(iii) of the Environmental 
Planning and Assessment Act 1979. 
 

4) The proposed development does not achieve satisfactory compliance with the 
objectives and controls as stipulated in Liverpool Development Control Plan 2008 Part 
3.6 - Multi Dwelling Housing (Villas and Townhouses) in the R3 and R4 zones, Front, 
Side and Rear Setbacks, Landscaping, Private Open Space, Cut and Fill, Building 
Design and Appearance, Amenity and Environmental Impact and Waste Management, 
pursuant to the provisions of Section 4.15(1)(a)(iii) of the Environmental Planning and 
Assessment Act 1979. 



46 

LOCAL PLANNING PANEL MEETING  
3 MAY 2021 

LPP ITEMS 

 

 

 

 

5) The site is not suitable for the proposed development as the built form of the proposed 
development is not compatible with the existing and desired character of the area and 
is unlikely to preserve and maintain the character of the area and pursuant to the 
provisions of Section 4.15(1)(c) of the Environmental Planning and Assessment Act 
1979.  
 

6) The proposed development is not considered to be acceptable having regard to the 
concerns raised during the exhibition of the proposal and from internal referrals within 
Council, pursuant to the provisions of Section 4.15(1)(d) of the Environmental Planning 
and Assessment Act 1979.  
 

7) It is considered that in the circumstances of the case, approval of the development 
would set an undesirable precedent for similar inappropriate development and is 
therefore not in the public interest, pursuant to the provisions of Section 4.15(1)(e) of 
the Environmental Planning and Assessment Act 1979.  
 

8) Insufficient information has been submitted to allow a full and proper assessment of 
the application, pursuant to the provisions of Section 4.15 of the Environmental 
Planning and Assessment Act 1979. 

 
 
 
 

ATTACHMENTS 

 
1. Attachment 1 - Initial Design - LLPP Plans - Architectural, Landscape & 

Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-

275/2020 

2. Attachment 2 - LLPP Plans - Pre-DA Minutes - 162 & 164 Longstaff Ave, 

Chipping Norton - DA-275/2020 

3. Attachment 3 - LLPP Plans - Survey Plan - 162 & 164 Longstaff Ave, 

Chipping Norton - DA-275/2020 

4. Attachment 6 - LLPP Plans - Acoustic Report - 162 & 164 Longstaff Ave, 

Chipping Norton - DA-275/2020 

5. Attachment 4 - LLPP Plans - Amended Architectural, Landscape & 

Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-

275/2020 

6. Attachment 5 - LLPP Plans - Amended Traffic & PArking Impact 

Assessment - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020  



47 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 1 Attachment 1 - Initial Design - LLPP Plans - Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

  



48 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 1 Attachment 1 - Initial Design - LLPP Plans - Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

  



49 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 1 Attachment 1 - Initial Design - LLPP Plans - Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

  



50 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 1 Attachment 1 - Initial Design - LLPP Plans - Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

  



51 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 1 Attachment 1 - Initial Design - LLPP Plans - Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

  



52 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 1 Attachment 1 - Initial Design - LLPP Plans - Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

  



53 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 1 Attachment 1 - Initial Design - LLPP Plans - Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

  



54 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 1 Attachment 1 - Initial Design - LLPP Plans - Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

  



55 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 1 Attachment 1 - Initial Design - LLPP Plans - Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

  



56 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 1 Attachment 1 - Initial Design - LLPP Plans - Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

  



57 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 1 Attachment 1 - Initial Design - LLPP Plans - Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

  



58 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 1 Attachment 1 - Initial Design - LLPP Plans - Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

  



59 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 1 Attachment 1 - Initial Design - LLPP Plans - Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

 



60 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 1 Attachment 1 - Initial Design - LLPP Plans - Architectural, Landscape & Stormwater Plans - 162 & 
164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

 



61 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 1 Attachment 1 - Initial Design - LLPP Plans - Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

  



62 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 1 Attachment 1 - Initial Design - LLPP Plans - Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

  



63 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 2 Attachment 2 - LLPP Plans - Pre-DA Minutes - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



64 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 2 Attachment 2 - LLPP Plans - Pre-DA Minutes - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



65 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 2 Attachment 2 - LLPP Plans - Pre-DA Minutes - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



66 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 2 Attachment 2 - LLPP Plans - Pre-DA Minutes - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



67 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 2 Attachment 2 - LLPP Plans - Pre-DA Minutes - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



68 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 2 Attachment 2 - LLPP Plans - Pre-DA Minutes - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



69 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 2 Attachment 2 - LLPP Plans - Pre-DA Minutes - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



70 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 2 Attachment 2 - LLPP Plans - Pre-DA Minutes - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



71 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 2 Attachment 2 - LLPP Plans - Pre-DA Minutes - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



72 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 2 Attachment 2 - LLPP Plans - Pre-DA Minutes - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



73 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 2 Attachment 2 - LLPP Plans - Pre-DA Minutes - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



74 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 3 Attachment 3 - LLPP Plans - Survey Plan - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

 



75 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 4 Attachment 6 - LLPP Plans - Acoustic Report - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



76 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 4 Attachment 6 - LLPP Plans - Acoustic Report - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



77 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 4 Attachment 6 - LLPP Plans - Acoustic Report - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



78 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 4 Attachment 6 - LLPP Plans - Acoustic Report - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



79 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 4 Attachment 6 - LLPP Plans - Acoustic Report - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



80 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 4 Attachment 6 - LLPP Plans - Acoustic Report - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



81 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 4 Attachment 6 - LLPP Plans - Acoustic Report - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



82 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 4 Attachment 6 - LLPP Plans - Acoustic Report - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



83 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 4 Attachment 6 - LLPP Plans - Acoustic Report - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



84 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 4 Attachment 6 - LLPP Plans - Acoustic Report - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



85 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 4 Attachment 6 - LLPP Plans - Acoustic Report - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



86 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 4 Attachment 6 - LLPP Plans - Acoustic Report - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



87 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 4 Attachment 6 - LLPP Plans - Acoustic Report - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



88 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 4 Attachment 6 - LLPP Plans - Acoustic Report - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



89 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 4 Attachment 6 - LLPP Plans - Acoustic Report - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



90 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 4 Attachment 6 - LLPP Plans - Acoustic Report - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



91 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 4 Attachment 6 - LLPP Plans - Acoustic Report - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



92 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 4 Attachment 6 - LLPP Plans - Acoustic Report - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



93 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 4 Attachment 6 - LLPP Plans - Acoustic Report - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



94 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 4 Attachment 6 - LLPP Plans - Acoustic Report - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



95 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 4 Attachment 6 - LLPP Plans - Acoustic Report - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



96 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 4 Attachment 6 - LLPP Plans - Acoustic Report - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



97 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 4 Attachment 6 - LLPP Plans - Acoustic Report - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



98 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 4 Attachment 6 - LLPP Plans - Acoustic Report - 162 & 164 Longstaff Ave, Chipping Norton - DA-
275/2020 

 

 

 



99 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 5 Attachment 4 - LLPP Plans - Amended Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

  



100 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 5 Attachment 4 - LLPP Plans - Amended Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

  



101 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 5 Attachment 4 - LLPP Plans - Amended Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

  



102 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 5 Attachment 4 - LLPP Plans - Amended Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

  



103 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 5 Attachment 4 - LLPP Plans - Amended Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

  



104 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 5 Attachment 4 - LLPP Plans - Amended Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

  



105 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 5 Attachment 4 - LLPP Plans - Amended Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

  



106 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 5 Attachment 4 - LLPP Plans - Amended Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

  



107 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 5 Attachment 4 - LLPP Plans - Amended Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

 



108 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey 

dwellings above basement car park and associated strata title subdivision 
Attachment 5 Attachment 4 - LLPP Plans - Amended Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

 



109 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 5 Attachment 4 - LLPP Plans - Amended Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

  



110 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 5 Attachment 4 - LLPP Plans - Amended Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

  



111 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 5 Attachment 4 - LLPP Plans - Amended Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

  



112 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 5 Attachment 4 - LLPP Plans - Amended Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

  



113 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 5 Attachment 4 - LLPP Plans - Amended Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

  



114 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 5 Attachment 4 - LLPP Plans - Amended Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

  



115 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 5 Attachment 4 - LLPP Plans - Amended Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

  



116 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 5 Attachment 4 - LLPP Plans - Amended Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

  



117 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 5 Attachment 4 - LLPP Plans - Amended Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

  



118 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated strata title subdivision 
Attachment 5 Attachment 4 - LLPP Plans - Amended Architectural, Landscape & Stormwater Plans - 162 & 164 Longstaff Ave, Chipping Norton - DA-275/2020 

 

  



119 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 6 Attachment 5 - LLPP Plans - Amended Traffic & PArking Impact Assessment - 162 & 164 Longstaff 
Ave, Chipping Norton - DA-275/2020 

 

 

 



120 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 6 Attachment 5 - LLPP Plans - Amended Traffic & PArking Impact Assessment - 162 & 164 Longstaff 
Ave, Chipping Norton - DA-275/2020 

 

 

 



121 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 6 Attachment 5 - LLPP Plans - Amended Traffic & PArking Impact Assessment - 162 & 164 Longstaff 
Ave, Chipping Norton - DA-275/2020 

 

 

 



122 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 6 Attachment 5 - LLPP Plans - Amended Traffic & PArking Impact Assessment - 162 & 164 Longstaff 
Ave, Chipping Norton - DA-275/2020 

 

 

 



123 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 6 Attachment 5 - LLPP Plans - Amended Traffic & PArking Impact Assessment - 162 & 164 Longstaff 
Ave, Chipping Norton - DA-275/2020 

 

 

 



124 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 6 Attachment 5 - LLPP Plans - Amended Traffic & PArking Impact Assessment - 162 & 164 Longstaff 
Ave, Chipping Norton - DA-275/2020 

 

 

 



125 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 6 Attachment 5 - LLPP Plans - Amended Traffic & PArking Impact Assessment - 162 & 164 Longstaff 
Ave, Chipping Norton - DA-275/2020 

 

 

 



126 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 6 Attachment 5 - LLPP Plans - Amended Traffic & PArking Impact Assessment - 162 & 164 Longstaff 
Ave, Chipping Norton - DA-275/2020 

 

 

 



127 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 6 Attachment 5 - LLPP Plans - Amended Traffic & PArking Impact Assessment - 162 & 164 Longstaff 
Ave, Chipping Norton - DA-275/2020 

 

 

 



128 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 6 Attachment 5 - LLPP Plans - Amended Traffic & PArking Impact Assessment - 162 & 164 Longstaff 
Ave, Chipping Norton - DA-275/2020 

 

 

 



129 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 6 Attachment 5 - LLPP Plans - Amended Traffic & PArking Impact Assessment - 162 & 164 Longstaff 
Ave, Chipping Norton - DA-275/2020 

 

 

 



130 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 6 Attachment 5 - LLPP Plans - Amended Traffic & PArking Impact Assessment - 162 & 164 Longstaff 
Ave, Chipping Norton - DA-275/2020 

 

 

 



131 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 6 Attachment 5 - LLPP Plans - Amended Traffic & PArking Impact Assessment - 162 & 164 Longstaff 
Ave, Chipping Norton - DA-275/2020 

 

 

 



132 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 6 Attachment 5 - LLPP Plans - Amended Traffic & PArking Impact Assessment - 162 & 164 Longstaff 
Ave, Chipping Norton - DA-275/2020 

 

 

 



133 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 6 Attachment 5 - LLPP Plans - Amended Traffic & PArking Impact Assessment - 162 & 164 Longstaff 
Ave, Chipping Norton - DA-275/2020 

 

 

 



134 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 6 Attachment 5 - LLPP Plans - Amended Traffic & PArking Impact Assessment - 162 & 164 Longstaff 
Ave, Chipping Norton - DA-275/2020 

 

 

 



135 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 6 Attachment 5 - LLPP Plans - Amended Traffic & PArking Impact Assessment - 162 & 164 Longstaff 
Ave, Chipping Norton - DA-275/2020 

 

 

 



136 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 6 Attachment 5 - LLPP Plans - Amended Traffic & PArking Impact Assessment - 162 & 164 Longstaff 
Ave, Chipping Norton - DA-275/2020 

 

 

 



137 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 6 Attachment 5 - LLPP Plans - Amended Traffic & PArking Impact Assessment - 162 & 164 Longstaff 
Ave, Chipping Norton - DA-275/2020 

 

 

 



138 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 6 Attachment 5 - LLPP Plans - Amended Traffic & PArking Impact Assessment - 162 & 164 Longstaff 
Ave, Chipping Norton - DA-275/2020 

 

 

 



139 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 6 Attachment 5 - LLPP Plans - Amended Traffic & PArking Impact Assessment - 162 & 164 Longstaff 
Ave, Chipping Norton - DA-275/2020 

 

 

 



140 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 6 Attachment 5 - LLPP Plans - Amended Traffic & PArking Impact Assessment - 162 & 164 Longstaff 
Ave, Chipping Norton - DA-275/2020 

 

 

 



141 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 6 Attachment 5 - LLPP Plans - Amended Traffic & PArking Impact Assessment - 162 & 164 Longstaff 
Ave, Chipping Norton - DA-275/2020 

 

 

 



142 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 6 Attachment 5 - LLPP Plans - Amended Traffic & PArking Impact Assessment - 162 & 164 Longstaff 
Ave, Chipping Norton - DA-275/2020 

 

 

 



143 
ITEM 01 Demolition of existing structures and construction of a multi-dwelling housing development containing 

6 x two-storey dwellings and 2 x single storey dwellings above basement car park and associated 
strata title subdivision 

Attachment 6 Attachment 5 - LLPP Plans - Amended Traffic & PArking Impact Assessment - 162 & 164 Longstaff 
Ave, Chipping Norton - DA-275/2020 

 

 

 



144 

LOCAL PLANNING PANEL MEETING  
3 MAY 2021 

LPP ITEMS 

 

 

 

 

Item Number: ITEM 02 

Application Number: DA-109/2020 

Proposed 

Development: 

Demolition of existing structures and construction of a double storey 
boarding house comprising of eight (8) rooms. The application is 
submitted pursuant to the State Environmental Planning Policy 
(Affordable Rental Housing) 2009. 

Property Address 27 Marsh Parade, Casula 

Legal Description: Lot 57, DP 26304 

Applicant: Archilab Architects  

Land Owner: Mr A Ayash  

Cost of Works: $1,275,000 

Recommendation: Approved, subject to conditions of consent  

Assessing Officer: Gorana Dubroja 
   

 

1 EXECUTIVE SUMMARY  

Council has received a Development Application DA-109/2020 seeking consent for the 
demolition of existing structures and construction of a double storey boarding house 
comprising of eight (8) rooms at Lot 57, DP 26304, No. 27 Marsh Parade, Casula. The 
application is submitted pursuant to the State Environmental Planning Policy (Affordable 
Rental Housing) 2009. 
 
The site is zoned R3 – Medium Density Residential pursuant to Liverpool Local Environmental 
Plan 2008 with the proposal being a permissible form of development with consent. 
 
The development application was advertised for a period of fourteen (14) days from 15 April 
to 28 April 2020 in accordance with Liverpool Community Participation Plan 2019.  Eighteen 
(18) submissions including a petition with 161 signatures were received during the public 
consultation period objecting to the proposal. The issues of concern raised in the submissions 
can be summarised as follows:  
 

 Decreased residential amenity (both neighbouring and future residents of boarding 
house) 

 Absence of information from Councils website  
 Overdevelopment of land  
 Development not compliant with Councils controls  
 Safety of existing community  
 Parking/traffic issues 
 Congestion  
 Character of area 
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 Negative social impacts for existing residents  
 Rejection of proposal by local businesses  
 Visual bulk of building  
 Design of building 
 Acoustic impacts  
 Overshadowing/solar access 
 Lack of community consultation 
 Impact on value of neighbouring properties  
 Management of future residents  
 Site not within close proximity to essential services  
 Development not a benefit to the community 

 
The key issues associated with the proposal were raised in an Additional Information Letter 
sent to the applicant during the preliminary assessment of the application. The issues 
identified include setbacks, building design, FSR, number of rooms, communal open space, 
acoustic report requirements, engineering considerations, waste management considerations 
and matters raised in the submissions received during the notification period.  
 
These matters were addressed through amended architectural plans and written justification 
provided by the applicant. These changes included design amendments to the building and 
the reduction of rooms originally proposed. Based on the amended proposal, it is considered 
that the matters raised in the objections have been adequately addressed and would not 
warrant the refusal of the application in this case.   
 
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.   
 
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. 



146 

LOCAL PLANNING PANEL MEETING  
3 MAY 2021 

LPP ITEMS 

 

 

 

2. SITE DESCRIPTION AND LOCALITY 
 
2.1 The locality 
 
The area is characterised by low and medium density residential development and is located 
within an R3 – Medium Density Residential area. The site is surrounded by detached dwellings 
with open space located to the front and rear of each dwelling, and multi-dwelling housing. 
The site is within proximity to neighborhood shops to the south-west of the site, RE1-Public 
Recreation area to the east of the site and Hume Highway located to the west of the site.  
 
The adjoining properties to the development site are detailed in the following table.  
 

North (rear) 60 Ashcroft Avenue, Casula – single storey dwelling 
South (front) 54 Marsh Parade, Casula – single storey dwelling 
East (side) 25 Marsh Parade, Casula – single storey dwelling 

West (secondary) 60 Ashcroft Avenue, Casula – single storey dwelling 
53 Ashcroft Avenue, Casula – single storey dwelling 

 
 

 
Figure 1: Locality surrounding 27 Marsh Parade, Casula (Source: Nearmap) 

 
 
2.2 The site  
 
The subject site is identified as Lot 57, DP 26304, 27 Marsh Parade, Casula. The site is a 
corner allotment with an overall site area of 732.5sqm. The site has a primary frontage towards 
Marsh Parade of 16.46m, splay of 9.85m and secondary frontage of 27.24m to Ashcroft 
Avenue. The site has a total depth of 24.5m to the northern side and 29.07m to the eastern 
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side. The site is subject to an existing single storey dwelling, metal garage shed, metal shed 
and existing trees to the front southern site. The site is located within an R3 – Medium Density 
Residential area and is within close proximity to B1 – Neighborhood Centre and RE1 – Public 
Recreation zoned land. The site is surrounded by detached dwellings and multi-dwelling 
development.  
 

 
Figure 2: Aerial view of 27 Marsh Parade, Casula (Source: Nearmap) 

 
3. BACKGROUND/HISTORY 
 
The proposed development had a pre-lodgement meeting held with Council on 19 June 2019 
with consideration to the demolition of the existing dwelling and metal garage shed and 
construction of a two-storey boarding house development. The applicant was provided with 
the pre-lodgement meeting notes on 3 July 2019.  
 
The subject Development Application DA-109/2020 was lodged with Council on 11 February 
2020 for the demolition of existing structures and construction of a boarding house 
development pursuant to State Environmental Planning Policy (Affordable Rental Housing) 
2009. During the preliminary assessment of the proposal, the application was deferred 
requesting the applicant to address issues pertaining to setbacks, building design, FSR, 
number of rooms, communal open space, acoustic report requirements, engineering 
considerations, waste management considerations and consideration of objections received 
during the advertising period. These matters were addressed through amended architectural 
plans and written justification provided by the applicant. The amendments included the 
reduction of boarding rooms from the originally proposed twelve (12) rooms to eight (8) rooms. 
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Additionally, several design changes, including the reorientation of the front access pathway 
and facade treatment to the northern boundary have also been amended. The amended 
design is considered to improve residential amenity for both existing neighbouring residents 
and future residents of the boarding house when compared to the original DA proposal. 
 
4. DETAILS OF THE PROPOSAL 
 
The proposed development seeks approval for the demolition of existing structures and 
construction of a double storey boarding house development comprising of eight (8) rooms. 
The development will consist specifically of the following: 
 

Demolition  
 

 Demolition of existing single storey dwelling, metal garage, metal shed and 
awning.  

 
Double Storey Boarding House with eight (8) rooms 
 
Ground Floor 

 

 Pedestrian access path to front southern elevation 
 Undercroft parking and driveway to eastern side of site accommodating four (4) 

car parking spaces, two (2) motorcycle parking spaces, bicycle rack, turning bay 
and shared zone 

 Bin area 
 Service area 
 Staircase access 
 Manager’s office  
 Kitchen and communal area (33.24sqm) 
 Room 1: (accessible) with bathroom and kitchen with an area of 24.43sqm 

(excluding bathroom and kitchenette)  
 

First Floor  
 

 Laundry 
 Balcony  
 Three (3) services areas 
 Deck 
 Kitchen and communal area  
 Staircase access 

 
Room Description Size (sqm) – excluding ensuite, laundry 

and kitchen 
Room 2 – double  16.31 
Room 3 – double  16.30 
Room 4 – double  16.11 
Room 5 – double  16.09 
Room 6 – double  24.71 
Room 7 – double  17.59 
Room 8 – double  17.59 
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Note: The proposed boarding house provides for eight (8) boarding rooms, all of which contain 
a bathroom and four (4) rooms which contain a kitchenette. Two (2) kitchen and communal 
areas are provided, with the inclusion of an outdoor open space area with BBQ amenities and 
a first floor deck area. A ‘Plan of Management’ has been submitted with the application and 
provides details of house rules, management and maintenance. Conditions of consent to be 
imposed ensuring compliance with the submitted ‘Plan of Management’ and the requirements 
of a noise complaint’s register with contact details to be available on site at all times.  
 
Additionally, during the preliminary assessment an Additional Information Letter was sent to 
the applicant to address issues pertaining to setbacks, building design, FSR, number of rooms, 
communal open space, acoustic report, engineering and waste management considerations 
and submissions received during notification period. These matters were addressed through 
amended architectural plans and written justification.  
 

Figure 3: Proposed Site Plan of 27 Marsh Parade, Casula 



150 

LOCAL PLANNING PANEL MEETING  
3 MAY 2021 

LPP ITEMS 

 

 

 

 
Figure 4: Proposed Front Southern Elevation fronting Marsh Parade, Casula 

 
 
5. STATUTORY CONSIDERATIONS 
 
5.1 Relevant matters for consideration 

The relevant planning instruments/policies applicable to the proposed development are as 
follows: 

 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 

(Deemed SEPP);  
 State Environmental Planning Policy (Affordable Rental Housing) 2009; 
 Liverpool Local Environmental Plan (LLEP) 2008; 
 Liverpool Development Control Plan (LDCP) 2008; 

- Part 1: General Controls for all Development; and 
- Part 3.9: Boarding House Development  

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

of the Environmental Planning and Assessment Act 1979.   
 
6. ASSESSMENT  
 
The development application has been assessed in accordance with the relevant matters of 
consideration prescribed by Section 4.15 Evaluation of the Environmental Planning and 
Assessment Act 1979 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 
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authority is satisfied that the land is suitable in its contaminated state, or can be 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 
previous residential use. 

(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. 

 
The application was reviewed by Council’s Environmental Health Department who have raised 
no objections to the proposal based on contamination grounds. 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. 
 
(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. BASIX Certificate 
Prepared By: Archilab Architects Pty Ltd., Certificate No: 1191691S, Dated: 9 April 2021. 
Accordingly, the proposal is considered to be satisfactory with regard to water and energy 
efficiency and thermal comfort. 
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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 Catchments 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 DA was referred to Council’s Land Development engineering section 
who reviewed stormwater management and drainage associated with the proposal. They were 
supportive of the proposed development, subject to conditions. 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 beyond the 
existing development of the site. 
 
(d) Liverpool Local Environmental Plan 2008  
 
(i) Zoning  
 
The subject site is zoned R3 – Medium Density Residential pursuant to the Liverpool Local 
Environment Plan 2008. An extract of the zoning map is provided in Figure 3 below. 
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Figure 3: Zoning Map of 27 Marsh Parade, Casula (Source: Geocortex) 
 
 
 

(ii) Permissibility 
 
The proposed development is best described as per the standard instrument as a ‘boarding 
house’, which is a permissible form of development with consent in the R3 – Medium Density 
Residential Zone under Liverpool Local Environment Plan 2008. A boarding house is defined 
as the following: 
 
Boarding house means a building that:  
 
(a) is wholly or partly let in lodgings, and  

(b) provides lodgers with a principal place of residence for 3 months or more, and  

(c) may have shared facilities, such as a communal living room, bathroom, kitchen or 

laundry, and  

(d) has rooms, some or all of which may have private kitchen and bathroom facilities, that 

accommodate one or more lodgers,  

 
but does not include backpackers’ accommodation, a group home, hotel or motel 
accommodation, seniors housing or a serviced apartment. 
 
The proposed development is consistent with the definition of a boarding house.  
 
(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 proposal is consistent with the objectives of the zone in that it will provide for a range of 
housing options for the community within a medium density environment. The proposal is also 
considered to provide for housing with access to services and facilities, whilst providing a 
visual transition between neighbouring R2 and R4 zoned land. The amended architectural 
plans provided by the applicant in response to Council’s Additional Information letter are 
considered to provide for a high level of residential amenity for future occupants.  
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(iv) Principal Development Standards 
 
Liverpool Local Environmental Plan 2008 contains a number of principal development 
standards which are relevant to the proposal, as detailed below.  
 

Development 
Provision 

Requirement Proposal Compliance 

4.1 Minimum 
Subdivision Lot 
Size 

Minimum lot size 
permitted: 300sqm 

The development does not 
propose subdivision as part 
of this application.  
 

N/A 

4.3 Height of 
Buildings 

Maximum height 
permitted: 8.5m 

Proposed height of the 
building is 8.3m.  
 
Building height has been 
calculated from natural 
ground level and ridge level 
of building. 
 

Complies 

4.4 Floor Space 
Ratio (FSR) 

Maximum FSR 
permitted: 0.5:1  

Proposed FSR of 0.49:1. 
 
(Calculations: 113 + 245 = 
358 ÷ 732.5 = 0.49) 
 

Complies 

5.10 Heritage 
Conservation  

This clause related 
to the objectives and 
provisions of 
ensuring the 
conservation of 
archaeological sites.  

The site is not mapped as 
being within a general 
conservation area.  
 

N/A  

6.5 Public Utilitiy 
Infrastructure 

Public utility 
infrastructure must 
be available 

The site has access to 
existing public utility 
infrastructure. 

Complies 

7.7   Acid sulfate 
soils 

Class 1 2, 3 4 or 5 
 

The site is not mapped as 
being affected by Acid 
Sulfate Soils. 

N/A 

7.9   Foreshore 
building line 

The development 
must not impact on 
natural foreshore 
processes or affect 
the significance and 
amenity of the area 

Not mapped as being in a 
foreshore building line area.  

N/A  

7.13 Maximum Lot 
Width in Zones R1, 
R2, R3 and R4 
Zones 

Minimum lot width 
permitted: 10m  
 
N/A if buildings are 
proposed as art of 
the subdivision.  

Subdivision does not form 
part of this application.   

N/A 



155 

LOCAL PLANNING PANEL MEETING  
3 MAY 2021 

LPP ITEMS 

 

 

 

7.31 Earthworks  

To ensure that 
earthworks will not 
have a detrimental 
impact on 
environmental 
functions and 
processes, 
neighbouring uses, 
cultural or heritage 
items or features of 
the surrounding 
land, and to allow 
earthworks of minor 
nature without 
requiring separate 
development 
consent. 

Sediment Control details 
have been provided as part 
of DA-109/2020. 

To be 
Conditioned 

 
As demonstrated in the above compliance table, the proposed development is consistent with 
the provisions of Liverpool Local Environmental Plan 2008. 
 
(e)  State Environmental Planning Policy (Affordable Rental Housing) 2009 
 
The State Environmental Planning Policy (Affordable Rental Housing) 2009 is the applicable 
Environmental Planning Instrument for the proposed boarding house development. An 
assessment of the application has been provided against the relevant development standards 
as below:  
 

Provision Comment 
Part 2 New Affordable Rental Housing 
Division 3 Boarding Houses  
Clause 26: Land to which this division applies 
This Division applies to land within any of the following land use 
zones or within a land use zone that is equivalent to any of those 
zones:  
(a)  Zone R1 General Residential, 
(b)  Zone R2 Low Density Residential, 
(c)  Zone R3 Medium Density Residential, 
(d)  Zone R4 High Density Residential, 
(e)  Zone B1 Neighbourhood Centre, 
(f)  Zone B2 Local Centre, 
(g)  Zone B4 Mixed Use 

 

Complies 
 
The site is located in an R3 – 
Medium Density Residential Zone 
as per the LLEP 2008. 
 

Clause 27: Development to which Division Applies 
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This division does not apply to development on land within zone 
R2 Low Density Residential or within a land use zone that is 
equivalent to that zone in the Sydney region unless the land is 
within an accessible zone.  
 
Pursuant to Clause 4 of the SEPP, ‘accessible area’ means land 
that is within: 
(a)… 
(b)… 
(c)  400 metres walking distance of a bus stop used by a regular 
bus service (within the meaning of the Passenger Transport Act 
1990) that has at least one bus per hour servicing the bus stop 
between 06.00 and 21.00 each day from Monday to Friday (both 
days inclusive) and between 08.00 and 18.00 on each Saturday 
and Sunday. 
 

N/A 
 
The site is located 200m walking 
distance from a bus stop that is used 
by a regular bus service located on 
Hume Highway.  
 
Notwithstanding, the site is zoned 
R3. Accordingly, this clause does 
not apply.  
 
 

Clause 28: Development may be carried out with consent 
Development to which this division applies may be carried out 
with consent. 

Complies 
 
Development consent is sought for 
the proposed boarding house. 
 

Clause 29 Standards that cannot be used to refuse consent 
(1) A consent 
authority must 
not refuse 
consent to 
development to 
which this 
Division applies 
on the grounds 
of density or 
scale if the 
density and 
scale of the 
buildings when 
expressed as a 
floor space ratio 
are not more 
than: 

(a)  the existing maximum floor space ratio 
for any form of residential accommodation 
permitted on the land, or 

Complies 
 
The FSR maximum control is 0.5:1. 
The proposed boarding house has 
an FSR of 0:49:1.  

 
(b)  if the development is on land within a 
zone in which no residential accommodation 
is permitted—the existing maximum floor 
space ratio for any form of development 
permitted on the land, or 

Not Applicable 

(c)  if the development is on land within a 
zone in which residential flat buildings are 
permitted and the land does not contain a 
heritage item that is identified in an 
environmental planning instrument or an 
interim heritage order or on the State 
Heritage Register—the existing maximum 
floor space ratio for any form of residential 
accommodation permitted on the land, plus:  
 

(i)  0.5:1, if the existing maximum 
floor space ratio is 2.5:1 or less, or 
(ii)  20% of the existing maximum 
floor space ratio, if the existing 
maximum floor space ratio is greater 
than 2.5:1. 

Not applicable 
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(2) A consent 
authority must 
not refuse 
consent to 
development to 
which this 
Division applies 
on any of the 
following 
grounds: 

(a)  building height: 
                                        
if the building height of all proposed 
buildings is not more than the maximum 
building height permitted under another 
environmental planning instrument for any 
building on the land, 

Complies 
 
The maximum building height 
control is 8.5m. The proposed 
boarding house has a building 
height of 8.3m.  
 

  

 (b)  landscaped area: 
 
if the landscape treatment of the front 
setback area is compatible with the 
streetscape in which the building is located, 

 

Complies 
 
The proposed landscape area for 
the site is considered to be 
compatible with the streetscape.  
 
 

 (c)  solar access: 
 
where the development provides for one or 
more communal living rooms, if at least one 
of those rooms receives a minimum of 3 
hours direct sunlight between 9am and 3pm 
in mid-winter, 

Complies 
 
The development proposes two (2) 
communal and kitchen areas and a 
deck orientated to the northern 
facade, receiving a minimum of 3 
hours of direct sunlight between 
9am and 3pm.  

 
 (d) private open space: 

 
if at least the following private open space 
areas are provided (other than the front 
setback area):  

(i)  one area of at least 20 square 
metres with a minimum dimension of 
3 metres is provided for the use of the 
lodgers, 
(ii)  if accommodation is provided on 
site for a boarding house manager—
one area of at least 8 square metres 
with a minimum dimension of 2.5 
metres is provided adjacent to that 
accommodation, 

Complies 
 
The proposed boarding house 
provides for a minimum of 20sqm of 
private open space with a minimum 
dimension of 3m which is directly 
accessed through the proposed 
kitchen and communal area.  
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 (e)  parking if:  
(i)  in the case of development in an 
accessible area—at least 0.2 parking 
spaces are provided for each 
boarding room, and 
(ii)  in the case of development not in 
an accessible area—at least 0.4 
parking spaces are provided for each 
boarding room, and 

(i) in the case of any development—not 
more than 1 parking space is 
provided for each person employed in 
connection with the development and 
who is resident on site, 
(iia) in the case of development not 
carried out by or on behalf of a social 
housing provider – at least 0.5 
parking spaces are provided for each 
boarding room, and  

(ii) in the case of any development – not 
more than 1 parking space is 
provided for each person employed in 
connection to the development and 
who is resident on site 

Complies 
 
In the case of this development a 
requirement of 0.5 car parking 
spaces are required for each room. 
This equates to a total of four (4) car 
parking spaces. The development 
proposed four (4) car parking 
spaces, including an accessible 
space, two (2) motorcycle spaces 
and a bike rack. 

 
 
  
 

 

 (a) accommodation size: 
 
if each boarding room has a gross floor 
area (excluding any area used for the 
purposes of private kitchen or bathroom 
facilities) of at least:  

(i)  12 square metres in the case of a 
boarding room intended to be used 
by a single lodger, or 
(ii)  16 square metres in any other 
case. 

Complies 
 
The development proposes 
boarding room sizes as follows 
(excluding bathroom and 
kitchenette): 
 
Room 1: 24.43sqm (accessible 
room) 
Room 2: 16.31sqm (double room) 
Room 3: 16.3sqm (double room) 
Room 4: 16.11sqm (double room) 
Room 5: 16.09sqm (double room) 
Room 6: 24.71sqm (double room) 
Room 7: 17.59sqm (double room) 
Room 8: 17.59sqm (double room) 

 
The proposed boarding rooms do 
not exceed the maximum 25sqm.  
 

(3)  A boarding house may have private kitchen or bathroom 
facilities in each boarding room but is not required to have those 
facilities in any boarding room. 

Complies 
 
Four (4) of the proposed eight (8) 
rooms have their own kitchenette. 
All eight (8) proposed boarding 
rooms have their own bathroom.  
 

(4)  A consent authority may consent to development to which 
this Division applies whether or not the development complies 
with the standards set out in subclause (1) or (2). 

Noted 

Clause 30: Standards for Boarding Houses 
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1)  A consent 
authority must 
not consent to 
development to 
which this 
Division applies 
unless it is 
satisfied of each 
of the following:  
 

(a)  if a boarding house has 5 or more 
boarding rooms, at least one communal 
living room will be provided, 

Complies 
 
The development proposes eight (8) 
boarding rooms and two (2) kitchen 
and communal areas, and a first 
floor deck area.  
 

(b)  no boarding room will have a gross floor 
area (excluding any area used for the 
purposes of private kitchen or bathroom 
facilities) of more than 25 square metres, 

Complies 
 
None of the proposed boarding 
rooms have a gross floor area which 
exceeds 25sqm (excluding 
bathroom and kitchenette facilities). 
 

(c)  no boarding room will be occupied by 
more than 2 adult lodgers, 

Complies 
 
None of the boarding rooms are 
proposed for over two (2) lodgers. 
 

(d)  adequate bathroom and kitchen facilities 
will be available within the boarding house 
for the use of each lodger, 

Complies  
 
Adequate bathroom and kitchen 
facilities are provided for each 
lodger.  
 

(e)  if the boarding house has capacity to 
accommodate 20 or more lodgers, a 
boarding room or on site dwelling will be 
provided for a boarding house, 

Complies 
 
The boarding house proposes eight 
(8) rooms all with the potential to 
accommodate double lodgers, with 
one accessible room. This equates 
to a possible 16 lodgers at any one 
time. 
 

(f)  (Repealed) Noted 
(g)  if the boarding house is on land zoned 
primarily for commercial purposes, no part of 
the ground floor of the boarding house that 
fronts a street will be used for residential 
purposes unless another environmental 
planning instrument permits such a use, 

N/A 
 
The site is zoned R3 – Medium 
Density Residential.  
 

h)  at least one parking space will be 
provided for a bicycle, and one will be 
provided for a motorcycle, for every 5 
boarding rooms. 

Complies 
 
The proposed development 
provides two (2) motorbike parking 
spaces and bicycle rack.  
 

Clause 30A: Character of local area 



160 

LOCAL PLANNING PANEL MEETING  
3 MAY 2021 

LPP ITEMS 

 

 

 

A consent authority must not 
consent to development to which 
this Division applies unless it has 
taken into consideration whether 
the design of the development is 
compatible with the character of 
the local area. 

The site is located within an R3 – Medium Density Residential 
area and the amended development proposal is considered to be 
compatible with the character of the local area. The amended 
boarding house has been designed to reflect the features of a 
double storey dwelling with a single entry pedestrian path to the 
main door and finishes reflective of a dwelling house. The 
development complies with the nominated height and Floor 
Space Ration controls for the site.  

 
The original proposal included twelve (12) boarding rooms as part 
of the application. In response to Councils Additional Information 
Letter, the applicant reduced the number of boarding rooms to 
eight (8). The reduction in the number of proposes boarding 
rooms is considered to provide for maintain and result in future 
residential amenity that is commensurate with a medium density 
development.  

 
The proposed development has been designed to be visually 
compatible with the existing character of the local area and has 
taken into consideration setbacks, private open space, 
landscaping, height, architectural style and privacy of a medium 
density development. The design of the building uses materials 
and finishes which reflect a dwelling house development, with a 
pedestrian access path from Marsh Parade. The development 
has been designed around the site attributes and is considered 
unlikely to cause adverse privacy concerns for adjoining 
properties beyond that which is typical of a medium density 
residential environment.  
 
The applicant has provided a character statement with the 
application. This is considered to be acceptable.  

 

 
As per the above compliance table, the proposed development is considered acceptable with 
regards to the State Environmental Planning Policy (Affordable Rental Housing) 2009.  
 
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 as per Liverpool 
Development Control Plan (2008, Part 1 – General Controls for all Development and Part 3.9 
– Boarding House Development.  

LDCP 2008 Part 1 – General Controls for all Development 

Control Required Proposal Compliance 

Section 2 – Tree 
Preservation  

Consider impact of 
development on existing 
vegetation 

No existing trees on site are 
proposed to be removed.    

Complies 
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Section 3 – 
Landscaping 
and 
Incorporation 
of Existing 
Trees 

Incorporation of existing 
trees into development 
where appropriate
  

No existing trees on site are 
proposed to be removed. Existing 
trees on site to be incorporated into 
landscaping design of development.  

Complies 

Section 4 – 
Bushland and 
Habitat 
Preservation 

Consider impact of 
development on 
bushland and habitats 

Minimal to 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 identified on Council’s 
mapping system as Bushfire prone 
land.  

N/A 

Section 6 – 
Water Cycle 
Management 

Consideration of 
stormwater and drainage 

Stormwater will be collected through 
the existing stormwater system. The 
application was referred to Councils 
Land Development Engineering 
Department who have raised no 
objections to the proposed 
development, subject to conditions 
of consent.      

To be 
Conditioned 

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 were 
submitted with DA-109/2020. 

Complies 

Section 9 – 
Flooding Risk 

Flood affection of 
property to considered 

The site is not affected by flood risk.  N/A 

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 of a 
land contamination assessment 
/report. Therefore considered 
acceptable in this instance.  
 

N/A 

Section 11 – 
Salinity Risk 

Salinity Management 
response required for 
affected properties 

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 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 revealed no 
noxious weeds on site. 

N/A 

Section 14 – 
Demolition of 

Must comply with AS 
2601-2001 

The applicant has not sought 
consent for demolition as part of this 
development applicant.  

N/A 
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Existing 
Development 
Section 15 – 
Onsite Sewage 
Disposal 

S68 Application required 
where connection to 
sewer not available 

Site is connected to sewer.  Complies 

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 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 2 bedrooms 
or 2 space per 3 beds, 
whichever is the greater 

The proposed development 
provides four (4) car parking spaces 
and two (2) motorbike parking 
spaces as per SEPP (Affordable 
Rental Housing) 2009.  
 

Complies 

 
Liverpool Development Control Plan 2008 – Part 3.9 Boarding House Development  
 
The State Environmental Plan Policy (Affordable Rental Housing) 2009 was introduced on 21 
July 2009 to increase the supply of affordable rental housing in NSW. Controls are required to 
regulate the development of boarding houses, and this part of the DCP ensures that boarding 
houses are sympathetic to the desired character of their surroundings.  
 
This part of the DCP must be considered in conjunction with the SEPP (Affordable Rental 
Housing) 2009. Where there are inconsistencies between the SEPP and this DCP, the SEPP 
prevails. The controls listed in the following subsection of this part of the DCP are to be used 
when addressing Clause 30A of the SEPP (Affordable Rental Housing) 2009. 
 

Part 3.9 – Boarding House Development  

Control Required Proposal Compliance 

Building 
Character  

A Character Statement is 
to be submitted with all 
applications for boarding 
house development. At a 
minimum the statement 
is to address the criteria 
listed under Appendix 1 
of this DCP.  

Note: Character 
statements are to be 
prepared by a suitably 
qualified person and 
must include 3D 

The site is located within an R3 – 
Medium Density Residential area 
and the amended development 
proposal is considered to be 
compatible with the character of 
the local area. The amended 
boarding house has been 
designed to reflect the features of 
a double storey dwelling with a 
single entry pedestrian path to 
the main door and finishes 
reflective of a dwelling house. 
The development complies with 

Considered 
acceptable  
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perspective drawings 
showing how the building 
appears when situated 
amongst other buildings 
within a 100m radius.   

the nominated height and Floor 
Space Ration controls for the site.  

 
The original proposal included 
twelve (12) boarding rooms as 
part of the application. In 
response to Councils Additional 
Information Letter, the applicant 
reduced the number of boarding 
rooms to eight (8). The reduction 
in the number of proposes 
boarding rooms is considered to 
provide for maintain and result in 
future residential amenity that is 
commensurate with a medium 
density development.  

 
The proposed development has 
been designed to be visually 
compatible with the existing 
character of the local area and 
has taken into consideration 
setbacks, private open space, 
landscaping, height, architectural 
style and privacy of a medium 
density development. The design 
of the building uses materials and 
finishes which reflect a dwelling 
house development, with a 
pedestrian access path from 
Marsh Parade. The development 
has been designed around the 
site attributes and is considered 
unlikely to cause adverse privacy 
concerns for adjoining properties 
beyond that which is typical of a 
medium density residential 
environment.  
 
The applicant has provided a 
character statement with the 
application. This is considered to 
be acceptable.  

 
Boarding houses located 
in the vicinity of a 
Heritage Item or within a 
Heritage Conservation 
Area must be designed 
sympathetically to the 
significance of the 
Heritage Conservation 
Area/Item. 

The site is not located in the vicinity 
of a Heritage Item or within a 
Heritage Conservation Area.  

Site Planning All boarding houses 
must be located in an 

The site is located 200m walking 
distance from a bus stop that is used 

Considered 
acceptable  



164 

LOCAL PLANNING PANEL MEETING  
3 MAY 2021 

LPP ITEMS 

 

 

 

accessible area as 
defined in the SEPP 
ARH. Note: Boarding 
houses in the R2 zone 
are subject to additional 
locational criteria as 
required under the SEPP 
ARH. 

by a regular bus service located on 
Hume Highway.  
 
Notwithstanding, the site is zoned 
R3. Accordingly, this clause does 
not apply as per the State 
Environmental Planning Policy 
(Affordable Rental Housing) 2009. 
 

Boarding houses must 
not be located on cul-de-
sacs streets and battle-
axe allotments. 

The proposed boarding house is not 
located on a cul-de-sac or battle-axe 
allotment.  

Boarding houses must 
have a separate 
pedestrian access to a 
street. 
 

The proposed boarding house has a 
pedestrian access path frontage 
from Marsh Parade to the building.  

Boarding houses must 
be located to minimise 
the extent of cut and fill. 
 

The proposed boarding house does 
not propose a cut greater than 600m 
or fill greater than 1m. 

External 
Building Design  

All boarding rooms must 
only be accessed from 
within the building. 

The proposed boarding house has 
all of the internal rooms accessed 
from within the building.  

Complies 

Main entrances shall not 
be located along rear 
and side boundaries 
where they face 
adjoining properties. 

The proposed main entrance is 
located from the primary frontage, 
being Marsh Parade, and is visible 
from the street. 
 

Internal 
Building Design  
 
 

Boarding houses shall 
be limited to a maximum 
number of bedrooms 
using the formula in 
LDCP Part 3.9, Clause 6. 
Any floor space ratio 
(FSR) over 1:1 shall be 
rounded down to 1:1: 

The development proposes eight (8) 
rooms, which is compliant with the 
formula as per Clause 6, as below: 
 
(Calculation: 732.55 ÷ 45 = 16.28 x 
0.5 = 8) 
 
Note: the original application 
proposed twelve (12) boarding 
rooms. In response to Council’s 
Additional Information Letter, the 
applicant reduced the number of 
rooms. These amendments are 
considered to be a more suitable 
outcome for the proposed 
development.  
 

Complies 

Communal living rooms 
and kitchens shall be the 
focal point of the building 
(e.g. near lobby, laundry, 
mail area etc.) and be 
provided with access to 

The proposed boarding house has 
the kitchen and communal area 
located to the rear of the dwelling. 
This space is orientated north and 
has direct access to the communal 
open space and proposed 
amenities.  
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the communal open 
space area. 

  

An indoor communal 
living room must be 
provided at a rate of 
15sqm for the first 5 
lodgers (or part thereof) 
and 1sqm for each 
additional lodger. 

Note: Required floor 
area for the communal 
living room may be split 
across multiple parts of 
the building if it is seen 
as beneficial for the 
internal layout of the 
building. 

 

The development proposes two 
kitchen and communal areas with a 
combined area of 46sqm. The 
development is able to 
accommodate up to 16 lodgers at 
any one time, therefore making the 
proposed communal areas 
acceptable.  
 
Note: the development proposes a 
deck area to the first floor which can 
be directly accessed through the 
kitchen and communal area.  

No boarding rooms shall 
open directly on to 
communal living, dining 
and kitchen areas. 

 

None of the proposed rooms open 
into the communal areas.   

At least 10% of the 
rooms shall be adaptable 
in accordance with the 
relevant Australian 
Standards (AS) for 
Adaptable Housing (AS 
4299 - 1995) as 
amended. 

One (1) of the eight (8) proposed 
boarding rooms is designed to be 
accessible. To be imposed as a 
condition of consent.  

Complies 
 

To be 
Conditioned 

Boarding houses shall 
be designed to comply 
with the minimum access 
requirements contained 
within the BCA and 
Australian Standard 
1428 – Design for 
Access and Mobility (as 
amended). 

To be imposed as a condition of 
consent.  

At least 70% of the 
rooms shall receive a 
minimum of 3 hours 
direct sunlight between 
9am and 3pm on 21 
June. 

The development proposed the rear 
of the building to be located to the 
north, with proposed communal 
areas and bedrooms taking 
advantage of northern aspects. The 
development will allow for at least 
70% of the rooms to receive a 
minimum of 3 hours of direct sunlight 
between 9am and 3pm on 21 June. 
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Where self-contained 
boarding rooms are 
proposed they shall be 
provided with the 
following facilities (at a 
minimum) in accordance 
with the below: 

Bathroom – 2.1sqm  

Showering in bathroom – 
0.8sqm  

Laundry – 1.1sqm  

Kitchenette – 2sqm  

 

Where shared facilities 
are proposed, they must 
be provided at a rate of 1 
per 10 occupants (or part 
thereof) in accordance 
with Table 2: 

- 1 washing machine 
and 1 washing sink  

- 1 electric clothes 
dryer or 30m of 
external clothes line 

- 1 bathroom  

- 1 toilet and wash 
basin (separate from 
bathroom) 

The development proposes all eight 
(8) boarding rooms to contain a 
bathroom (with shower), and four (4) 
to contain a kitchenette. These 
rooms meet the minimum areas as 
per Clause 6. The development 
proposes shared laundry services 
located to both the ground and first 
floors with a minimum area as per 
Clause 6. 
 
 
 
 
 
 
 
To be conditioned. 

A communal kitchen is to 
be provided on each 
floor (if more than 2 
storeys) with a minimum 
area of 8sqm or 1.2sqm 
for each resident without 
a kitchenette (whichever 
is the greater). 

Note: The kitchen is to 
comply with food safety 
standards adopted 
under the NSW Food Act 
2003 and the National 
Code for the 
Construction and Fitout 
of Food Premises. 

The development proposed a 
kitchen and communal area on the 
ground floor with an area of 
32.24sqm and on the first floor with 
an area of 14.39sqm.   

Complies 

If management or 
reception offices (apart 
from a manager’s room) 

The development proposes the 
manager’s office to front southern 
side of the building, which is 
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are to be provided, they 
are to be located at a 
central, visible point 
which is convenient to 
occupants and visitors of 
the boarding house. 

 

accessible from the pedestrian 
access path.   

Boarding houses in the 
B1, B2 or B4 zones shall 
not be provided with any 
rooms on the ground 
floor. 

Not applicable. The site is zoned R3 
– Medium Density Residential.  

Communal 
Open Space  

The communal open 
space must receive 3hrs 
of sunlight to 50% of its 
area between 9am and 
5pm on 21 June, and 
must: 

- be provided at ground 
level in a courtyard or 
terrace area, wherever 
possible;  

- provide partial cover 
from weather; iii. 
incorporate soft/porous 
surfaces for 50% of the 
area 

- be connected to 
communal indoor 
spaces, such as kitchens 
or living areas; v. contain 
communal facilities such 
as barbecues, seating 
and pergolas where 
appropriate; and v 

- be screened from 
adjoining properties and 
the public domain with 
plantings or similar 

The proposed ground floor kitchen 
and communal area has a direct link 
to the outdoor private open space 
area. The communal area is located 
to the rear north of the site, taking 
advantage of northern aspects, and 
provides for a BBQ area. 
 
The proposed communal open 
space is not considered to cause 
adverse privacy concerns to 
adjoining neighbours.  
 
 
  
 
 

Complies 

Car Parking and 
Access  

A traffic and parking 
impact statement is 
required for all boarding 
house developments 
demonstrating that the 
use of the premises will 
not result in adverse 
traffic, parking and road 
safety impacts. The 
assessment is to include 

A applicant has submitted a Traffic 
and Parking Impact Assessment 
Prepared By: Motion Traffic 
Engineers, Reference: N1916265A, 
Version: 1a, Dated: November 
2019. The report concludes that the 
development is satisfactory on traffic 
and parking grounds. 
 
Additionally, the application was 
referred to Council’s Traffic 
Department who have raised no 

Considered 
Acceptable 
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the following (but not 
being limited to): 

i. Identification of 
prevailing traffic 
conditions;  

ii. the likely impact of 
the proposed 
development the 
road network;  

iii. pedestrian and traffic 
safety measures; 
and iv. justification 
for any variations of 
on-site parking 
requirements 

objections to the proposed 
development, subject to conditions 
of consent. Council’s traffic 
engineers have noted: 
 
“The anticipated traffic generation 

(around four vehicular trips per hour 

in the peak period - net) is unlikely 

to have a significant impact on the 

surrounding road network.” 

 
 
 
 
  

The path to any building 
entrance(s) shall be 
designed in a manner 
which provides direct 
and convenient access 
from the nearest public 
footpath. 

There are no current pedestrian 
footpaths along the frontage of 
Marsh Parade and secondary 
frontage of Cartwright Avenue. The 
proposed pedestrian access path is 
visible form the Marsh Parade 
frontage and provides a direct 
access to the building.  
 

Amenity  An acoustic report 
prepared by a suitably 
qualified person shall be 
submitted and is to 
include: i. Identification 
of sensitive noise 
receivers potentially 
impacted by the 
proposal; ii. Measure (in 
decibels) and describe 
the existing acoustic 
environment; iii. Details 
of the acoustic mitigation 
measures to be 
implemented in the 
proposal; iv. 
Identification of noise 
likely to be generated by 
the proposal based on 
full occupation; and v. 
Certification that the 
proposal is capable of 
operating without 
causing nuisance, 
including a statement of 
mitigation measures 
required to ensure this. 

An acoustic report was provided as 
part of the applicant’s response to 
Councils Additional Information 
Letter. The Acoustic Report was 
prepared by: Koikas Acousitcs Pty 
Ltd., Reference: 
4332R20200922pd27MarshPrdCas 
la_DA, dated: 2 October 2020. 
 
 
The application was reviewed by 
Councils Environmental Health 
Department who have raised no 
objections to the proposed 
development, subject to conditions 
of consent.  
 
  

Considered 
Acceptable 

A ‘Plan of Management’ 
is to be submitted with 

The applicant has submitted a Plan 
of Management with the application 
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each development 
application for a 
boarding house, 
including criteria as 
outlined in Appendix 2. 

which will form part of the conditions 
of consent.  
 

 
Overall, the proposal is considered to be consistent with the key controls outlined in the LDCP 
2008 and is considered to be a suitable form of development for the site.   

 
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  

The proposed development is consistent with the existing site and development in locality in 
terms of bulk, scale, colour and design. It is considered that the development will have minimal 
impact on the amenity of the surrounding properties. It is considered that any operations 
impacts associated with the development can be addressed by way of conditions.  
 

Consideration Comment 

Built Environment  The proposed development is considered to have minimal 
impacts on the built environment. The development is 
permissible in the R3 – Medium Density zone and is 
considered to be compatible with adjoining land uses and 
the future character of the area. The development has 
been designed to be compatible with site design 
requirements for medium density residential development. 
 
The application was referred to Councils Land 
Development Engineers who have raised no objections to 
the proposed development, subject to conditions of 
consent.  
 

Natural Environment  The development does not propose the removal of existing 
trees on site. Conditions of consent to be imposed 
requiring the development to undertake proposed planting 
as per the Landscape Plan.  
 
Additionally, the applicant has provided a Sediment and 
Erosion Control Plan which will form part of the conditions 
of consent to ensure minimal impact occurs to the natural 
environment during works.  
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Social Impact  The applicant has provided a Social Impact Assessment 
for Councils review. The proposed development was 
referred to Councils Community and Social Planning 
Officer who has assessed the proposed development 
against the existing local character, access to public 
transport, design and socio-economic impact. Council’s 
Community Planning Department have raised no 
objections to the proposed development. The applicant has 
supported the application through a ‘Plan of Management’, 
which will be enforced through conditions of consent.  
 
The proposal has been designed in accordance with the 
provisions of the ARH SEPP 2009. Accordingly, any social 
impacts associated with the proposal are consistent with 
the objects of the state legislation.   
 

Economic Impact  The development is considered to contribute to economic 
activity within the locality both during the construction 
phase and during the ongoing operation of the boarding 
house. 
 

 
6.7 Section 4.15(1)(c) - The Suitability of the Site for the Development  
 
The proposed boarding house provides for eight (8) boarding rooms, all of which contain a 
bathroom and four (4) rooms which contain a kitchenette. Two (2) kitchen and communal 
areas are provided, with the inclusion of an outdoor open space area with BBQ amenities and 
a first floor deck area. A ‘Plan of Management’ gas been submitted with the application and 
provides details of house rules, management and maintenance. Conditions of consent to be 
imposed ensuring compliance with the submitted ‘Plan of Management’ and a noise complaint 
register with contact details of the boarding house manager will be available on site at all 
times.  
 
During the preliminary assessment an Additional Information Letter was sent to the application 
to address issues pertaining to setbacks, building design, FSR, number of rooms, communal 
open space, acoustic report, engineering and waste management considerations and 
submissions received during notification period. These matters were addressed through 
amended architectural plans and written justification.  
 
Additionally, the application was referred to Council’s Building, Traffic, Community Planning, 
Waste Management and Land Development Engineering Departments for comment. These 
internal departments have raised no objections to the proposed development, subject to 
conditions of consent. The application was also externally referred to Sydney Water. Sydney 
Water provided a response to Council stating no objections to the proposed development, 
subject to conditions of development consent.  
 
With regards to the above, the proposal the site is considered to be suitable for the amended 
boarding house design.  
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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 Development Engineering  No objections, subject to conditions of consent 

Traffic No objections, subject to conditions of consent 

Waste Management No objections, subject to conditions of consent 

Environmental Health  No objections, subject to conditions of consent  

Building No objections, subject to conditions of consent 

Community Planning No objections 

 
(b) External Referrals  
 
The following comments have been received from external Agencies:  
 

Department Comments 

Sydney Water No objections, subject to conditions of consent 

 
(c) Community Consultation  
 
The proposal was advertised for a period of fourteen (14) days from 15 April to 28 April 2020 
in accordance with Liverpool Community Participation Plan 2019. Eighteen (18) submissions 
including a petition with 161 signatures were received during the public consultation period 
objecting to the proposal. The issues of concern raised in the submissions can be summarised 
as follows:  
 
Issue 1: Decreased residential amenity (both neighbouring and future residents of 

boarding house)   
 
Comment: The site is located within an R3 – Medium Density Residential area and boarding 
houses are a permitted form of development with consent. The original proposal included a 
12-room boarding house however, the applicant has amended the proposal to have a 
maximum of 8 rooms to be consistent with Council’s development controls for boarding 
houses. According, the proposal is considered to provide for a satisfactory amount of 
residential amenity based on the number of rooms now being consistent with Council’s local 
provisions for boarding houses.  
 
The amended proposal has been designed to provide setbacks that are consistent with 
medium density residential development, such as multi-dwelling housing, which is considered 
to be the predominant residential built form desired in the R3 zone. The building has also been 
designed to comply with Council’s Building Height and FSR development standards which 
manage the overall bulk and scale of the building. Accordingly, the building is considered to 
within an acceptable envelope and would not be encroach on residential amenity from a built 
form perspective beyond what is considered acceptable in an R3 zone. It should also be noted 
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that the due to the orientation of the site the proposed building will not unreasonably cause 
overshadowing impacts to neighbouring dwellings from 9am – 3pm during midwinter. As a 
result of the amended design windows on elevations directly facing neighbouring boundaries 
have been designed with a high sill height to mitigate privacy issues associated with 
overlooking.  
 
The applicant has also provided Council with an acoustic assessment. The acoustic report 
was reviewed by Council’s Environmental Health Department who have raised no objections 
to the proposal.  
 
The submitted Plan of Management will be imposed as a condition of consent to ensure all 
future residents abide by the house rules. A noise complaints register with contact details of 
the boarding house manager, will also be required to be available on the site at all times. 
 
Issue 2: Absence of information from Councils website   
 
Comment: The Liverpool Council ePlanning portal uploads documents relevant to the 
development for public viewing. As per policy guidelines, Council can only provide redacted 
versions of documents and cannot show internal layouts of residential development.  
 
Issue 3: Proposal is an overdevelopment of land  
 
Comment: The site is located within an R3 – Medium Density Residential area with the 
proposal being a permissible form of development. The development is fully compliant with 
the nominated controls for Floor Space Ratio, building height, Private Open Space, and is 
considered acceptable in terms of setbacks, landscaping and residential amenity. The 
development is of an appropriate bulk and scale for the locality.  
 
Issue 4: Development is not compliant with Council’s controls   
 
Comment: The proposed development is fully compliant with the controls stipulated within the 
State Environmental Planning Policy (Affordable Rental Housing) 2009. The application is 
also compliant with Part 3.9 – Boarding House Development as per the Liverpool 
Development Control Plan 2008. Additionally, the application was referred to Councils Waste 
Management, Land Development Engineering, Community Planning, Traffic and Building 
Departments who have raised no objections to the proposed development, subject to 
conditions of consent.  
 
Issue 5: Development will negatively impact the safety of existing community    
 
Comment: No evidence has been submitted to Council that would support the notion that 
potential tenants may be of unacceptable character or may openly engage in anti-social 
behaviour. In order to regulate the operation and use of the boarding house, the proposed 
development includes a Plan of Management which will be enforced upon all occupants of the 
boarding house and covers codes of conduct and house rules for tenants. Tenants are also 
required to sign an Occupancy Agreement and make a commitment to abide by the House 
Rules. A further condition of consent has been imposed to ensure a noise complaints register 
is kept for the site and is available for Council inspection. It should be noted that a part of the 
rental agreement for all lodgers and to meet the definition of Boarding House under the LLEP 
2008, lodgers must reside at the site for a minimum period of three months; reducing the 
transient accommodation occurring onsite. On this basis, Council considers there to be 



173 

LOCAL PLANNING PANEL MEETING  
3 MAY 2021 

LPP ITEMS 

 

 

 

sufficient measures to ensure safety is maintained in the locality in accordance with the SEPP 
and Council’s local policies. 
 
Issue 6: Development will cause adverse parking, traffic, and congestion issues  
 
Comment: The application has been referred to Councils Traffic Department who have raised 
no objections regarding the proposed parking provision on site or issues in relation to adverse 
traffic and congestion impacts. The proposed development has been designed to incorporate 
car parking on site, with additional motorcycle and bicycle parking included. The development 
will not detract from on street parking availability beyond the existing on site. Additionally, the 
site is within close proximity to public transport options which are available to serve future 
occupants. 
 
It should be noted that the development proposes four (4) car parking spaces which is fully 
compliant with the requirements of the State Environmental Planning Policy (Affordable Rental 
Housing) 2009. As such, the proposal is considered acceptable on traffic and paring grounds.  
 
Issue 7: The development does not reflect the character of the area  
 
Comment: As per the Liverpool Environmental Plan 2008, a boarding house is a permissible 
use of land in the R3 – Medium Density Residential zone. The proposed development has 
been designed by the applicant to incorporate a streetscape appearance that is not 
inconsistent with the current streetscape, which includes two storey dwellings. The 
development also proposes a floor space ratio (FSR) that is well within the allowable FSR for 
the site, which in turn results in a development that is of an appropriate bulk and scale for the 
locality. As demonstrated in this report, the proposal is generally consistent with Council’s 
provisions and is therefore consistent with the desired character of the area. 
 
Issue 8: The development will create negative social impacts for existing residents

   
Comment: No evidence has been submitted to Council that would support the notion that 
potential tenants may be of unacceptable character or may openly engage in anti-social 
behaviour. In order to regulate the operation and use of the boarding house, the proposed 
development includes a Plan of Management which will be enforced upon all occupants of the 
boarding house and covers codes of conduct and house rules for tenants. Tenants are also 
required to sign an Occupancy Agreement and make a commitment to abide by the House 
Rules. A further condition of consent has been imposed to ensure a noise complaints register 
is kept for the site and is available for Council inspection. It should be noted that a part of the 
rental agreement for all lodgers and to meet the definition of Boarding House under the LLEP 
2008, lodgers must reside at the site for a minimum period of three months; reducing the 
transient accommodation occurring onsite.  
 
Additionally, the applicant has provided a Social Impact Assessment for Council’s review. The 
proposed development was referred to Councils Community and Social Planning Officer who 
has assessed the proposed development against the existing local character, access to public 
transport, design and socio-economic impact. Council’s Community Planning Department 
have raised no objections to the proposed development. The development is considered to 
have minimal social impacts beyond what is expected in the locality and within an R3 – 
Medium Density Residential zone.  
 
 



174 

LOCAL PLANNING PANEL MEETING  
3 MAY 2021 

LPP ITEMS 

 

 

 

 
Issue 9: The development is not desired, especially by existing local businesses  
 
Comment: As per the Liverpool Environmental Plan 2008, a boarding house is a permissible 
use of land in the R3 – Medium Density Residential zone and meets the objectives in that it 
will provide for the housing needs of the community within a medium density residential 
environment. The development is also considered to provide for housing that will meet the 
day to day needs of residents with access to services and facilities.   
 
Issue 10: The design of the building is not desirable and is visually bulky 
 
Comment: The development is fully compliant with the nominated Floor Space Ratio and 
building height for the site and is considered acceptable in terms of setbacks and landscaping 
for medium density residential development. The development is therefore considered to be 
of an appropriate bulk and scale for the locality. 
 
Issue 11: The development will create adverse acoustic impacts to adjoining properties 
 
Comment: The applicant has submitted an Acoustic Report with the application in support of 
the development. The application was assessed by Council’s Environmental Health 
Department who have raised no objections to the proposal, subject to conditions and 
imposition of recommendations within acoustic report. A further condition of consent will be 
imposed to ensure a noise complaints register is kept on site at all times and is available for 
Council inspection. This will assist Council and neighbours in monitoring the operation of the 
development. The boarding house will also be operated in accordance with the Plan of 
Management. This will ensure house rules, including time restriction, will be upheld on site. 
The managers details will be made available to the public. On this basis, it is considered that 
there are sufficient measures to mitigate potential noise issues associated with the 
development.  
 
Issue 12: The development will create adverse overshadowing and solar access 

impacts 
 
Comment: The applicant was required to provide Shadow Diagrams as part of the application 
submission. The site is a corner allotment, with the rear private open space being orientated 
to the north. Due to the site orientation, the development is not considered to create any 
adverse overshowing or solar access impacts to neighbouring properties. The submitted 
Shadow Diagrams show that neighbouring properties will receive the minimum solar access 
requirements.  
 
Issue 13: Lack of community consultation  
 
Comment: The proposed development was required to be advertised in accordance with the 
Liverpool Community Participation Plan 2019. The development application was advertised 
for a period of fourteen (14) days from 15 April to 28 April 2020. Eighteen submissions 
including a petition with 161 signatures were received during the public consultation period 
objecting to the proposal. The issues of concern raised in the submissions are taken into 
consideration by Council and are also required to be addressed by the applicant as part of the 
DA assessment process.  
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Issue 14: Development will have negative impact on the value of neighbouring 
properties  

 
Comment: There is no evidence to suggest that the proposed development will result in the 
depreciation of the value of any neighbouring properties.  
 
Issue 15: Uncertainty to the management of future boarding residents  
 
Comment: In order to regulate the operation and use of the boarding house, the proposed 
development includes a Plan of Management which will be enforced upon all occupants of the 
boarding house and covers codes of conduct and house rules for tenants. Tenants are also 
required to sign an Occupancy Agreement and make a commitment to abide by the House 
Rules. A further condition of consent has been imposed to ensure a noise complaints register 
is kept for the site and is available for Council inspection. It should be noted that a part of the 
rental agreement for all lodgers and to meet the definition of Boarding House under the LLEP 
2008, lodgers must reside at the site for a minimum period of three months; reducing the 
transient accommodation occurring onsite.  
 
The boarding house will be managed by a Boarding House Manager, who has an office space 
within the building.  
 
Issue 16: Site is not within close proximity to essential services    
 
Comment: The site is located within an R3 – Medium Density Residential area and adjoins a 
B1 – Neighborhood Centre area. The site is also within close proximity to Hume Highway, 
which offers public transport services. The development is considered to be within close 
proximity to commercial and transport services.  
 
Issue 17: Development is not a benefit to the existing community   
 
Comment: The development is a permissible form of development in the R3 – Medium 
Density Residential zone and is considered to meet the objectives of the zone. The 
development is considered to provide for a variety of housing options and the housing needs 
of the community.   
 
Insufficient evidence has been provided for Council’s consideration that would suggest the 
proposal is not a benefit to the existing community of the LGA.  
 
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 $57,182.  
 
8. CONCLUSION 
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The application has been assessed having regard to the provisions of Section 4.15 of the 
Environmental Planning md Assessment Act 1979, and the Environmental Planning 
Instruments, including the applicable State Environmental Planning Policies, Liverpool Local 
Environmental Plan 2008, Liverpool Development Control Plan 2008, and the relevant codes 
and policies of Council. 
 
The proposed development is unlikely to result in an adverse impact upon neighbouring 
properties and the locality, subject to compliance with conditions of consent.   
 
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-109/2020 seeking consent for the demolition of existing 
structures and construction of a double storey boarding house comprising of eight (8) rooms 
at Lot 57, DP 26304, 27 Marsh Parade, Casula pursuant to the State Environmental Planning 
Policy (Affordable Rental Housing) 2009 be approved, subject to conditions of consent.  
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